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ISSUE: Consideration of a request for (1) a revision of and an amendment to the

Potomac West Small Area Plan chapter of the Master Plan to include the Mt.
Vernon Avenue Business Area Plan, new CDD guidelines and general updated
language; (2) amendments to the City of Alexandria zoning map to reflect the
Mt. Vernon Avenue Urban Overlay Zone, a new CDD #13 and a new CDD
#14; (3) amendments to Section 5-602 of the Alexandria Zoning Ordinance to
add new CDD #13 and CDD #14 zoning designation; (4) amendments to
Section 2-100 of the Alexandria Zoning Ordinance to add definitions; and (5)
enactment of Section 6-600 of the Alexandria Zoning Ordinance pertaining to
the Mt. Vernon Avenue Urban Overlay zone.

APPLICANT: City of Alexandria, Department of Planning and Zoning

LOCATION: The commercial properties along the Mt. Vernon Avenue corridor bounded

generally by Herbert Street to the north and Nelson Street to the south, including
the properties located at 415 and 425 Monroe Avenue.

PLANNING COMMISSION ACTION, MARCH 1, 2005:

On a motion by Mr. Komoroske, seconded by Mr. Dunn, the Planning Commission voted 7-0
to approve the revision of and amendments to the Potomac West Small Area Plan to include
the Mt. Vernon Avenue Business Area Plan, as amended by the Planning Commission, new
CDD guidelines and general updated language;

On a motion by Mr. Komoroske, seconded by Mr. Jennings, the Planning Commission voted
7-0 to recommend approval of the amendments to the zoning maps to reflect the Mt. Vernon
Avenue Urban Overlay Zone, a new CDD #13 and a new CDD #14,

On a motion by Mr. Komoroske, seconded by Mr. Jennings, the Planning Commission
recommended approval of amendments to Section 5-602 of the zoning ordinance to add new
CDD #13 and CDD #14 zoning designation; and

On a motion by Mr. Jennings, seconded by Mr. Komoroske, the Planning Commission
recommended approval of the amendments to Section 2-100 of the zoning ordinance to add
definitions and the enactment of Section 6-600, as amended by the Planning Commission, of
the zoning ordinance pertaining to the Mt. Vernon Avenue Urban Overlay Zone.




Reason: The Planning Commission strongly supported the Mt. Vernon Avenue Business Area Plan,

the new CDD guidelines and the Mt. Vernon Avenue Urban Overlay Zone. They expressed gratitude
to the residential and business community for its involvement in the community planning process that
resulted in the development of the Plan and the new zoning and land use recommendations.

The Commission shared the concern expressed by the speakers about the lack of pedestrian lighting
along Mt. Vernon Avenue and recommended additional language be added to the Plan to place greater
emphasis on the importance of pedestrian scale lighting and building lighting. The Commission also
shared the concerns raised about pedestrian safety along the Avenue, and specifically as to pedestrians
trying to cross the street. The Commission directed T&ES staff to investigate the potential of installing
signs to warn drivers to yield to pedestrians in the crosswalk and that failure to do so will subject them
to enhanced penalties, as described by the City Attorney.

Given the recent assemblage of the Triangle Sites properties (proposed CDD #13), members of the
Commission expressed their desire to ensure that the developer has the degree of flexibility necessary
with regard to the proposed CDD guidelines to redevelop the site. Considerable discussion about the
desire to afford this flexibility occurred, with Planning staff stating that the maximum allowable FAR,
open space requirement, and height limitations have been carefully considered by staff and supported
by the community during the planning process, and specifically as to FAR, the proposed FAR is a
significant increase over the current allowable FAR. Planning staff stated there is flexibility as to the
remaining guidelines that could be discussed with an applicant during the development review process.
Members of the Commission expressed the view that any future amendments to the proposed CDD
guidelines for this site should be seriously considered. As to the concerns raised about the proposed
building setback angle, Planning staff stated that there is a balance between allowing for some additional
density, while not overbuilding these sites, and minimizing impacts on adjacent residents. As such,
Planning staff recommends that the existing angle remain in place.

As to the zoning changes, the Commission found them to be consistent with the powers delegated in
the City Charter. In addition, and to the extent applicable, the changes are consistent with good zoning
practices and the general welfare.

AMENDMENTS BY THE PLANNING COMMISSION: The Planning Commission
incorporated the following amendments as part of its motion to recommend approval of the Mt. Vernon
Avenue Business Area Plan:

Text recommended to be deleted shown in strikethrotgh; new text shown in underlined and bold




P. 60 Section 4.4 Affordable Housing, at the top of the second column

For the two larger properties where future redevelopment is desired or likely,
specifically the “Triangle Site,” and the Giant/CVS site on Monroe Avenue, new on-site
affordable housing units should be provided. New Coordinated Development Districts
(CDDs) for those properties would require the developer to provide on-site affordable
housing units in accordance with the affordable housing policies in effect at the time. ;

butno-fewer-thanr 16%6of theunits-shoutd-be-affordabte:
P. 107 Section 7.2 Affordable Housing, bottom of the second column, second bullet

As new development is proposed, work with the property owner and developer to

ensure incorporation of as much affordable housing into the project as possible in

accordance with the City’s overall Affordable Housing Policy. butno-fewerthan16%
fordablemitsttl ~BE

Reason: This amendment is simply a housekeeping one to ensure the Plan is consistent with the City’s
affordable housing policy that is currently under revision. The remaining language requires that on-site
affordable units be provided in accordance with the City’s overall policy which will allow for
adjustments, as adopted by City Council, over time.

P.103 Section 6.5 Pedestrian Environment and Streetscape Recommendations, Add to the
Lighting section as a new paragraph before the following section (Street Trees)

The Plan also encourages building owners and business operators to install
lighting that contributes to the illumination of the sidewalk and enhances the
pedestrian experience. A high priority should be placed on the provision of
effective lighting for pedestrians.

Reason: The Planning Commission shared the concerns raised by the community regarding the poor
lighting for pedestrians along Mt. Vernon Avenue and sought to add emphasize to the importance for
pedestrian scale lighting and building lighting to improve the pedestrian environment.

AMENDMENTS BY THE PLANNING COMMISSION: The Planning Commission
incorporated the following amendments as part of its motion to recommend approval of the new Mt.
Vemnon Avenue Urban Overlay Zone:

New text shown underlined and bold




1. Added new text to Section 6-600(C)(g) to related to the general standards section for
all administrative uses.

(g) Trash and garbage shall be stored inside or in sealed containers that do not allow odors
to escape or invasion by animals. No trash and debris shall be allowed to accumulate
outside of those containers. Qutdoor trash receptacles shall be screened to the
satisfaction of the Director of Planning and Zoning.

Reason: Concern was expressed regarding the appearance of unenclosed trash dumpsters. The
Commission shared this concern and recommended additional language requiring outdoor trash
receptacles be enclosed to the satisfaction of the Director.

2. Revised Sections 6-607(C)(4)(a) and 6-607(C)(5)(c) related to the hours of operation
for both indoor and outdoor dining for restaurants.

6-607(C)(4)(a) The hours of operation shall be limited to 7:00 a.m to +:66-p-m-daity

10:00 p.m. Sunday through Thursday and 7:00 a.m. to 11:00 p.m.
Friday and Saturday. The closing hour for indoor seating may extend

until 12:00 midnight four times a year for special events.

6-607(C)(5)(c) The hours of operation of the outdoor dining area shall be limited to

7:00 a.m. to 18:88-p-m=daily 10:00 p.m. Sunday through Thursday
and 7:00 a.m. to 11:00 p.m. Friday and Saturday. The outdoor

dining area shall be cleared and washed at the close of each business
day that it is in use.

Reason: The Del Ray Citizens Association (DRCA) requested shorter hours of operation for

restaurants on weekdays because of the potential impacts associated with a later closing hour on
adjacent residences. While recognizing that many existing restaurants currently operate with later hours
of operation, on consideration, the Commission expressed support for DRCA’s request.

Speakers:

Justin Wilson, on behalf of Del Ray Citizens Association, expressed its support for the Mt. Vernon
Avenue Business Area Plan and related zoning changes and recognized the lengthy community planning
process that lead to the development of the Plan. He requested an amendment limiting the hours of
operation proposed for administrative restaurant uses in order to protect nearby neighbors from the
impacts associated with later hours of operation.




Bill Hendrickson, 304 E. Spring Street, stated that he supports the Plan and zoning changes and
believes that there is widespread support in the community for the Plan. He stated that the
administrative special use permit process was essential to bringing new small businesses to the Avenue
and that there are sufficient controls administrative uses to correct problems if raised by residents.

Gayle Reuter, 110 E. Del Ray Avenue, stated that she is a 20 year plus resident of Del Ray and fully
supports the Plan. She noted that businesses care about and are involved with the community and that
the streamlined approval process will bring new businesses to the Avenue. She expressed concern
about the poor level of lighting for pedestrians along.the Avenue. :

Vicky Newell, 209 E. Del Ray Avenue, stated that she has lived in Del Ray for 20 years and
complimented the Plan. She questioned the extent to which the Plan would be a basis for evaluation of
future projects and expressed concern about the potential impacts of a new building on and adjoining
lot with access from Del Ray Avenue. She referenced a letter sent by her neighbor, Grace Brenner,
outlining those concerns. She stated that the vacant lot has been used in the past as a gathering place
and an informal dog park. She asked that other uses, including open space, be considered for the lot.

Marlin Lord, 2724 Hickory Street, strongly recommended approval of the Plan and the proposed

zoning changes to create the mixed use, vibrant streetscape envisioned in the Plan. He expressed
concern that the proposed setback angle in the building form design guidelines would not allow enough
density as proposed and recommended alternative ratios as outlined in a letter he submitted. He also
requested a reduced ceiling height for retail buildings and encouraged the installation of pedestrian scale
lighting.

Marj Green, representing Document Management Industries Association, stated that they are located
immediately adjacent to the Giant grocery store on Monroe Avenue and have no desire to modify their
building.

Tom Welsh, recent past president of the Potomac West Business Association (PWBA), stated that he
supports the Plan. He stressed the need and the community’s desire for pedestrian scale lighting along
Mt. Vernon Avenue as the existing cobra head light poles do not illuminate the sidewalk. He stated that
the spacing and location of the existing fixtures along one side of the Avenue makes retrofiting them with
a pedestrian-scaled arm problematic. He also expressed concern about losing industrial space in the

City for service uses and that certain uses that provide services that City residents need.

David Englin, 1505 Wayne Avenue, stated that he supports the Plan and the amendment offered by
DRCA. As the traffic committee chair for DRCA, he expressed concern about the pedestrian-
unfriendly aspects of Mt. Vernon Avenue, such as the lack of pedestrian lighting and the difficulty
crossing the Avenue, even with the traffic calming measures that have been installed. He recommended
installing signs at the entrances to the neighborhood to remind drivers to give pedestrians in the
crosswalks the right-of-way. :




Arthur Johnson, 2712 Mosby Street, expressed concern that there was no reason why new businesses
would open on Mt. Vernon Avenue and that the Avenue needed to grow to survive. He expressed
concern that the setback angle in the building form design guidelines was too restrictive and that, if
residences can overshadow one another, commercial buildings should be allowed to overshadow
residences.

Lonnie Rich, on behalf of James Yates, property owner of two properties in the Triangle Sites area.

He submitted a letter dated March 1, 2005, stating that Mr. Yates has purchased property in the City

to relocate his taxi dispatch business and that the four property owners of the eleven parcels have
agreed to assemble their respective properties for sale and redevelopment in accordance with the
recommended Coordinated Development District (CDD) principles outlined in the Plan for this area.
He stated that, while generally supportive of the Plan and CDD principles, they would like flexibility in
terms of FAR, height, open space, and an expedited approval process in order to develop a project

that meets the vision depicted in the Plan. He also stated that they support the reconfiguration of the
four lane section of the Avenue down to two travel lanes, with parking on both sides of the street, not
just along the west side of the Avenue as proposed in the Plan.

Sarah Haut, 228 E. Nelson Avenue, requested an amendment to the general standard in the
administrative uses section of the proposed overlay zone to require that trash stored outdoors be
screened from view.

Amy Slack, 2307 E. Randolph Avenue, speaking as an individual, stated that she believes that the
business community is too fragile for a business improvement district. She suggested that the
illumination of buildings should also contribute to the pedestrian experience by asking building owners to
improve their lighting. She stated that she supports the DRCA request related to restaurant hours and
that outdoor garden centers should be required to go through the full special use permit approval

process rather than as an administrative use as proposed in the overlay zone.

David Fromm, 2307 E. Randolph Avenue, stated that there are many revisions proposed to the
Potomac West Small Area Plan and updating of demographic and other information. He stated that the
Small Area Plan applies to the entire Potomac West area, not just Mt. Vernon Avenue, and that he is
concerned about any amendments to the Route 1 corridor.

Stewart Beckwith, 239 E. Monroe Avenue, stated that he generally supports the Plan, but lives close to
Mt. Vernon Avenue, and was opposed to any relaxation of the building setback angle and height limits.
He stated that he supports DRCA as to the hours of operation for restaurants, and the screening of
unscreened dumpsters.

Pat Miller, 1806 N. CIiff Street, described the planning process and the work by all members and staff
to explore and resolve issues as the Plan and zoning recommendations were developed.




Harry Falconer, 44 Kennedy Street, on behalf of Warwick Village Citizens Association, stated that the
Association supports the Plan, pedestrian scale lighting on the Avenue, and improvements to Mt.
Vernon Avenue to create two travel lanes, a parking lane and a bike lane. He stated that the
Association fully supports the proposed CDD #13 for the Triangle Sites and wants a mixed use
development, with some retail on the lower floor, to be constructed as soon as possible. He stated that
the Association would be happy to work with the developer of the Triangle Sites as to a future

development proposal. He also stated that what happens to the area between the Arlandria and Mt.
Vernon Plans along Mt. Vernon Avenue is also important.
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Potomac West Small Area Plan

Mt. Vernon Avenue Business Area Plan

STAFF RECOMMENDATION:
Staff recommends that the Planning Commission, on its own motion, initiate the following amendments:
1. Amendment to and revision of the Potomac West Small Area Plan chapter of the Master
Plan to include the Mt. Vernon Avenue Business Area Plan, CDD guidelines and general

updated language;

2. Amendment to the zoning maps to reflect the Mt. Vernon Avenue Urban Overlay zone,
new CDD #13 and new CDD #14;

3. Amendment to Section 5-602 of the Alexandria Zoning Ordinance to add new CDD #13
and new CDD #14 zoning designation;

4. Enactment of Section 6-600 of the Alexandria Zoning Ordinance pertaining to the Mt.
Vernon Avenue Urban Overlay zone; and

5. Amendment to Section 2-100 of the Alexandria Zoning Ordinance to add definitions.
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BACKGROUND:

Over the years, a series of planning efforts have been undertaken, with substantial public investment and
community involvement, to improve the Potomac West area. Most recently, a three year long planning
process in the Arlandria neighborhood resulted in the creation of the Arlandria Neighborhood Plans and
related zoning and small area plan changes that were adopted by City Council in June 2003.

The City continues to recognize that Mt. Vernon Avenue is a vital corridor, with arich history and eclectic
character that makes it an attractive place to live, work and shop. In late spring 2003, the City formed the
Mt. Vernon Avenue Work Group (Work Group) to embark on a comprehensive planning effort for Mt.
Vernon Avenue’s “Main Street” retail district, broadly defined between Glebe Road and Luray Avenue.
Working collaboratively with the Work Group comprised of residents, businesspeople and community
representatives from the Del Ray and Warwick Village Citizens Associations and the Mt. Jefferson Civic
Association, and the Potomac West Business Association (PWBA), a future direction for Mt. Vernon
Avenue (the Avenue) was defined to guide neighborhood changes while protecting adjoining
neighborhoods.

MT. VERNON AVENUE BUSINESS AREA PLAN:

The vision for the Avenue involves preserving its traditional neighborhood character, protecting its unique
historical identity, serving the needs of the surrounding community and maintaining its viability and
competitiveness as a commercial district. Building upon its unique characteristics, the Avenue will remain
aspecial neighborhood as change takes place. The Work Group adopted the following statement that
succinctly expresses this vision:

M. Vernon Avenue is a vibrant and welcoming Main Street that reflects the surrounding
neighborhoods’ diversity, integrity and small town charm. The Avenue is comprised of
enthusiastic, successful and responsible community partners. We offer an eclectic and
Jriendly living, working and shopping environment for Alexandrians and visitors alike.

With extensive community input, guiding principles were developed to direct the future of Mt. Vernon
Avenue and the specific recommendations of the M. Vernon Avenue Business Area Plan (Plan). These
guiding principles are to:

. Preserve existing historic scale and character;
. Protect and enhance Mt. Vernon Avenue as a vibrant commercial corridor;
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. Encourage and support mixed use development;

. Celebrate the Town of Potomac Historic District;

. Preserve and protect existing residential areas;

. Promote partnerships;

. Enhance public spaces;

. Provide convenient parking and transportation solutions to support retail growth;
. Encourage independent retail;

. Capitalize on the neighborhood arts community; and

. Provide alternative multi-modal transportation linkages

The primary study area extends along the length of the Avenue from Herbert Street to Nelson Avenue.
Due to the differing characteristics along the length of the street, the study area is divided into three focus
areas, as follows:

. Commonwealth District—Extending from Herbert Street on the north to Uhler Avenue,
this area functions as a transition area between the pedestrian-oriented traditional urban
form of the Historic Core and the more automobile-oriented form on the street and
properties to the north;

. Historic Core -- From Uhler Avenue south to Bellefonte Avenue, this section of Mt.
Vernon Avenue is located within the Town of Potomac National Register Historic District
and has maintained a traditional “Main Street” feel over the years; and

. Monroe Gateway — Extending south from Bellefonte Avenue to Nelson Avenue, (and
including the small shopping center located on the west side of the Avenue at Luray
Avenue and the Giant grocery store and CV'S pharmacy located in the 400 block on
Monroe Avenue), this area is the most diverse, with a variety of service and automotive
uses, small retail, office and residences, and is the linkage to the Route 1 corridor.

Plan Strategies

The Plan outlines six interrelated strategies that work together to achieve the overall vision for a vibrant,
competitive Main Street where change builds upon and preserves the existing historic and eclectic
characteristics of the community. Strategies for land use, parking, pedestrian and multi-modal connections,
retail marketing and arts promotion, urban design/streetscape and zoning have been developed consistent
with the guiding principles and the vision for the Avenue. A brief overview of each strategy is provided
below.

10
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Land Use Strategy
The land use strategy is generally focused towards promoting and reinforcing a consistent, vibrant and

pedestrian-oriented retail environment, while protecting adjacent residential neighborhoods. The strategy
includes overall recommendations for the entire Avenue, as well as those specifically crafted for the three
focus areas. For the entire Avenue, the Plan recommends:

. Promoting infill development compatible with the mass and scale of existing buildings,
through the use of building form design guidelines;

. Protecting residential neighborhoods, by minimizing impacts through the use of buffers
and building stepbacks;

. Enhancing the pedestrian streetscape, through improved lighting, streetscape and

crosswalk improvements, strengthened connections to the Metro station and improved
appearance of the service uses;

. Providing visual open space, by maintaining existing visual open space elements and
providing open space in new construction on medium and larger sized sites; and
. Encouraging a mix of uses, including second floor residential and office uses to support

the retail activity and concentrated retail in key locations.

For the individual focus areas, the specific land use, open space and streetscape recommendations are:

Commonwealth District - Herbert Street south to Uhler Avenue

. Encouraging a mix of uses, including residential, office and institutional uses with
limited retail, as well as a variety in the housing types, and some affordable housing;
. Promoting coordinated development of the underutilized properties in the triangular

assemblage north of Commonwealth Avenue for a quality residential and retail project with
defined development standards;

. Improving streetscape, open space and pedestrian safety, through pedestrian
improvements inkey locations, street tree planting and enhancements to Colosanto Park;
and

. Providing future use direction and improvement for two opportunity sites, the Sun

Trust property at Commonwealth and Mt. Vernon Avenues, and the lots at the southeast
corner of Mt. Vernon and Raymond Avenues.

Historic Core - Uhler Avenue south to Bellefonte Avenue

11
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. Encouraging street-level retail, by defining aretail focus area to target the ground floor
for retail uses;
. Preserving the historic character, by utilizing several historic preservation approaches,

including tax credits and community education, and allowing appropriate infill development
through the building form design guidelines;

. Creating a “town square,” by providing improvements to the City lot at Oxford and Mt.
Vernon Avenues to enhance this lot as a public gathering space for community events;

. Considering reuse of the historic fire station/town hall for community
functions/activities should the station outgrow the current facility; and

. Providing future use direction and improvement for three opportunity sites, the

parking lot behind 2401 Mt. Vernon Avenue, the vacant lot at 2207 Mt. Vernon Avenue
and the 7-11 Store at Custis and Mt. Vernon Avenues.

Monroe Gateway - Bellefonte Avenue south to Nelson Avenue, the Giant/CVS sites on Monroe Avenue

. Encouraging a mix of uses, including residential and retail uses that promote a transition
into the Historic Core area;
. Enhancing the streetscape and urban design, by completing the undergrounding and

streetscape improvements and improving the appearance of the automobile and service-
related uses;

. Improving Gateway Park on land made available by the realignment of the Monroe
Avenue/Route 1 bridge, in a manner that provides a high-quality gateway for the
community;

. Enhancing the neighborhood Giant and CVS sites, by working with the owners to

maintain the facilities as part of the community, and, if market forces make it no longer
viable, to redevelop the sites with residential in a coordinated manner using specific design
guidelines and incorporating the grocery/pharmacy use as part of the redevelopment;

. Enhancing access to the Metro Station, by providing bike and pedestrian access on
the east side of George Washington Middle School, identifying other opportunities for
pedestrian improvements with the Potomac Yard development, and enhanced signage,
lighting and bus shelters; and

. Providing future use direction and improvement for six opportunity sites, the
Salvation Army sites in the 1800 block of Mt. Vernon Avenue, the service uses in the
1800 and 1900 blocks, the auto dealerships in the 1600 and 1700 blocks, the service
stations at Monroe and Mt. Vernon Avenues, the undeveloped lot at 1503 Mt. Vernon

12
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Avenue and the Verizon building at 301 Alexandria Avenue. Althoughitis unlikely that
these sites will redevelop in the short term, the Plan recommends property and site
improvements to enhance their appearance.

The creation of the Mt. Vernon Avenue Urban Overlay Zone is recommended as the primary mechanism
to implement the Plan’s land use, parking and urban design recommendations. The overlay zone is
principally intended to provide zoning and parking flexibility to encourage new retail uses, to allow
restaurants, outdoor dining and other limited uses by Administrative SUP, and to provide the mechanism
to apply the building form design guidelines to new infill development. Inaddition, the Coordinated
Development District (CDD) approach is recommended for the consolidated Triangle sites and the
Giant/CVS sites to implement the design, use and development recommendations for these sites. The
overlay district and the CDDs are discussed in more depth later in this report.

Parking Strategy _
Consistent with other urban neighborhoods, parking along Mt. Vernon Avenue is at a premium during

certain times of the day. The perception of insufficient parking has raised neighborhood concern when new
businesses seek to locate on Mt. Vernon Avenue or existing businesses desire to expand their operations.
There is limited ability to create new parking opportunities along the Avenue, due to the developed
character of the street, the typically small lots and the desire to maintain the continuity of the retail and the
pedestrian environment along the street.

With the finite supply of parking, the principal goals of the Plar are to better utilize the existing parking
resources and to balance the supply and demand for parking to ensure that parking demand is met without
negatively impacting nearby residences. A parking utilization study was conducted to understand current
and potential future parking conditions along the Avenue and to assist in formulating appropriate parking
strategies. The study concluded that the current supply of and demand for parking are in balance although
parking utilization along the Avenue varies by location as well as the time and day of the week.

A shared parking program is recommended to more fully utilize ten identified privately owned off-street
parking lots during the lot’s off-peak hours. Using the overlay is also recommended to provide some
flexibility in the parking requirements. Such flexibility includes waiving the increase in parking requirements
when an existing office or personal service use changes to retail; waiving the parking requirement for
outdoor dining; and reducing parking requirements for new infill development and additions on constrained
lots where the new development is compatible with the building form design guidelines delineated in the

13
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Plan. A parking reduction policy is also outlined to provide guidance in assessing future parking reduction
applications.

The parking strategy balances small increases in density and changes in use with significant development,
and requires the latter to comply with the existing parking regulations. Inherent in this strategy is the need
to monitor parking demand and utilization over time as well as the responsiveness of the strategies as the
area changes and demand increases. The Plan recognizes that the existing parking resources have a finite
capacity and includes several options that could be considered over time to further manage parking and,
if the conditions warrant, to construct new public parking.

Pedestrian and Multi-Modal Strategy
To support and enhance the existing pedestrian-oriented nature of the Avenue and nearby neighborhoods,

amulti-modal strategy is recommended, and highly desired by the community. The major focus of this
strategy is to encourage and promote greater use of transit, walking and bicycling, and increase pedestrian
safety. Actions such as enhancing existing bus stops with benches and shelters, providing bicycle racks and
other streetscape amenities and improving pedestrian connections to the Braddock Road Metro Station
will encourage people to use these modes of transportation. Expanding DASH service to the Avenue is also
recommended when the new maintenance facility is complete in 2008 to provide more frequent service and
better cross-town connections between the Avenue and the rest of the City.

A priority improvement of the Work Group is the installation to pedestrian lighting of the sidewalks to
enhance pedestrian safety. Their second priority is the reduction of the existing four lane section of the
Avenue between Commonwealth Avenue and Glebe Road to two lanes by restriping the existing road
sectionto include two vehicle travel lanes, two bicycle lanes and one parking lane, or two travel lanes and
two parking lanes. This improvement can be undertaken at minimal cost, greatly reducing vehicle speeding
and increasing pedestrian safety. Bulb-outs and crosswalks at key intersections will also enhance
pedestrian safety by highlighting areas for pedestrian movement and reducing the street’s crossing distance.

Retail Marketing and Arts Promotion Strategy

To strengthen the existing retail district and attract new complementary businesses, a marketing strategy
isrecommended that builds on the successful efforts of Potomac West Business Association (PWBA).
This strategy includes utilizing a variety of media to market the Avenue, integrating retail marketing efforts
into events and festivals, such as Art on the Avenue or First Thursday events, maintaining uniform hours
of operation for stores, and enhancing the identity of the Avenue through vertical banners, heritage signage

14
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and gateway improvements.

The arts are a fundamental component of the Avenue’s retail marketing strategy. The arts have played an
important role in the revitalization and growth of the Avenue into the vibrant Main Street character it has
today. From the efforts of the Del Ray Artisans to the success of Art on the Avenue, art and the Avenue
have a very complementary and synergistic relationship. The Plan placesa high priority on developing and
maintaining the arts as a prominent feature of the Avenue’s retail and cultural offerings and recommends
the development of an arts promotion strategy. Elements of the strategy include artists’ studios, galleries,
art supply stores, an art education center, public art and arts-related festivals and promotions.

The community has significant accomplishments in marketing and promotion through a dedicated group of
volunteers. In organizing events, marketing the Avenue and making community improvements, PWBA, Del
Ray Artisans and neighborhood citizens associations have significantly contributed to the improvement of
the Avenue’s business climate. It is difficult, however, using solely volunteer efforts to sustain a high level
of activity over time. For such efforts to continue, the Plan suggests the establishment of a business
improvement district (BID) to provide a consistent funding source to sustain and expand existing marketing
and promotions activities, ensuring that current efforts are continued on a long-term basis. As an
implementation item, the Plan suggests a series of steps to undertake in exploring the creation ofa BID.

Urban Design/Streetscape Strategy

The urban design strategy seeks to enhance the character and definition of those elements that make up the
public realm —the public streetscape, public and private open space and the scale and form of the buildings
that define the street. The guiding principles for the urban desi gn strategy are to:

. Preserve and protect existing residential areas, through the use of building form design
guidelines to buffer adjoining uses and minimize the impacts associated with commercial
activity; ,

. Encourage and support a mixed-use environment, by emphasizing retail uses on the
ground floor and developing standards to enhance the quality of the pedestrian/retail
experience;

. Preserve existing historic scale and character, through the use of standards/guidelines
for quality and appropriately-scaled infill development, and encouraging the
redevelopment of incompatible buildings; and

. Celebrate the “Town of Potomac Historic District,” by improving the Avenue’s
appearance through streetscape and facade improvements.

15
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Building Form Design Guidelines

A major thrust of the urban design recommendations for the Avenue is to protect and enhance its historic
and eclectic character as change takes place. Building form design guidelines have been developed to
ensure quality development that reflects the existing pattern of development along the Avenue while
preserving the contributing buildings in the Town of Potomac Historic District. The building form design
principles are intended to meet the following general objectives:

. New construction should reflect the scale of existing buildings;

. A consistent street wall should be maintained, with some variations to allow for landscaped
open space, an opportunity for side windows and for site access where necessary;

. New construction should be two to two and one-half stories, with a setback where a third
story is provided,

. New buildings should help define the corners where side streets intersect Mt. Vernon
Avenue, with retail storefront windows extending onto the side streets;

. Appropriate building setbacks and parking lot screening will minimize impacts on adjacent
residential properties;

. Ground level retail storefronts should contribute to the vitality of the streetscape and the
pedestrian experience;

. Direct driveway access to Mt. Vernon Avenue is not desirable; and

. Off-street parking lots should be located to the rear of the property, with access provided
from rear alleys, when available, side streets or access easements from adjoining
properties.

Specific building form design guidelines are used to achieve the general objectives. These guidelines are
depicted visually in the Plan, using graphics to show the desired form and location of buildings and parking
areas, building massing, height and scale, building facades and screening requirements. The design intent
for each guideline is presented to ensure an understanding of goal and application of each guideline.

Storefront Guidelines

The Planrecognizes that storefronts are generally the first point of contact with potential customers and
that they define the character of a neighborhood and retail street. With the unique, eclectic nature of the
retail along the Avenue, standardized or generic storefronts are strongly discouraged. Storefront design
should reinforce the Main Street quality of the Avenue, with its organic small town character, and is
recommended to include the following elements:
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. Individual storefronts displays should change often to add richness to the Avenue;
. The primary pedestrian entrance should directly front along the sidewalk or at the corner;
. On corner sites, ground level retail storefront windows should extend a minimum of 20 feet

along the side street, and both the architecture of the building and the storefront design
should address and articulate the corner at intersections along the Avenue;

. Storefronts should have a minimum of 75 percent glass at the ground floor facade, with
signage limited to the ground level;

. Creative displays of merchandise and services should be included in storefront windows;
and

. Ground level storefronts are encouraged to have exterior awnings that are coordinated with

the storefront design.

The existing Mt. Vernon Avenue Design Guidelines, adopted by City Council in 1993, have been
incorporated into the proposed guidelines, to enhance and maintain consistency in building facades along
the Avenue.

Streetscape Improvements

The Plan recommends improvements to lighting, sidewalks, bulb-outs and crosswalks, street trees, public
signage, and site amenities, including street furniture and public art to enhance the pedestrian environment.
Pedestrian scale lighting is strongly desired by the community to enhance pedestrian safety along the
Avenue during evening hours. The existing cobra head light fixtures illuminate the street. Limited light filters
through the existing tree canopy to the sidewalk level. Of the pedestrian safety improvements, the Work
Group unanimously selected pedestrian scale lighting and a reduced roadway width north of
Commonwealth Avenue to Glebe Road as their highest priorities.

Implementation Strategy
Specific delineated approaches for implementing the Plan’s recommendations are critical to ensuring the

goals of the Plan are achieved. A key element for implementation will be a coordinated effort of public
and private entities. The Potomac West Business Association is the recommended organization to
implement the marketing, business organization and retail promotion efforts. A Business Improvement
District approach is outlined to provide a regular source of funding in benefit of business along the Avenue.

The Plan outlines a series of actions and steps, and the principal agencies involved, to ensure the successful

implementation of the vision, guiding principles and strategies. Taking that one step further, a draft
implementation schedule is included with this report that identifies the proposed actions, the departments
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responsible for each action and the projected fiscal year during which the actions will be undertaken. With
limited public funding available to undertake the suggested physical improvements, working with the
community to prioritize the public improvements is an initial implementation step.

Conclusion

The Mt. Vernon Avenue Business Area planning effort has lead to the creation of a plan outlining a vision
and guiding principles to ensure the Avenue continues to meet the needs and expectations of the community
while realizing its potential as a vibrant and competitive place for business. The Planincludes strategies
to strengthen existing businesses and attract new businesses along the Avenue; to provide a direction for
marketing and arts promotion efforts; to improve the pedestrian/retail environment; to maximize parking
resources; and to ensure high quality new construction of compatible mass and scale. Animplementation
schedule forimmediate, mid and long term improvements and actions will move the community closer to
achieving its vision and goals for the future of the Avenue.
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LAND USE AND ZONING ACTIONS

In order to incorporate the Mt. Vernon Avenue planning work within the City’s Master Plan and to
implement the zoning recommendations of the Plan, the following actions are necessary:

Amendment to the Potomac West Small Area Plan chapter of the Master Plan to include the Mt. Vernon
Avenue Business Area Plan (the Plan) and CDD guidelines. and general updated language.

The recent Mt. Vernon Avenue planning process has resulted in a plan with planning principles and design
guidelines to ensure that, as new development and infill development occurs, the bulk, mass, scale and
orientation of the new buildings are compatible with the existing character of the commercial district along
the Avenue.

In general, the creation of two new coordinated development districts (CDDs)(discussed in more depth
in the following pages), incorporate the guidelines and planning principles developed during the planning
process into the text of the CDDs. The purpose of the defined principles is to guide new development in
accordance with the community’s vision, to establish an appropriate level of development for the CDD
sites, and to provide certainty to the property owner/developer of the amount of desirable development.
The text seeks to provide a clear understanding among all interested and affected parties —residents,
commercial property owners, City staff and elected officials, and the development community about the
standards for compatible building design and the bulk, mass and scale of new development, and to protect
the integrity of the adjacent residential neighborhoods while providing some certainty as to the acceptable
scale and type of new construction.

The adoption of the Mt. Vernon Avenue Business Area Plan as part of the Potomac West Small Area
Plan chapter of the Master Plan represents the second major change to that Small Area Plan. (The first
major amendment was the adoption of the Arlandria Neighborhood Plans and CDD guidelines in June
2003.) Inaddition to incorporating these planning efforts, the Small Area Plan has been amended to reflect
changing physical conditions, including the approved Potomac Yard project, since its original adoption in
1992 and to provide up-to-date demographic information on the area.

Amendment to the zoning maps to reflect the Mt. Vernon Avenue Urban Overlay zone. anew CDD #13
and a new CDD #14.

The Avenue is regarded as one of the region’s most unique neighborhoods, due in large part to its small
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town, Main Street character. The current CL zoning regulations, however, do not provide a framework
to ensure that the form and scale of new or infill development will be compatible with the historic scale and
character of existing buildings along the Avenue.

A new overlay zone, the Mt. Vernon Avenue Urban Overlay zone, is proposed to supplement the
traditional Commercial Low (CL) zone and would be applied to those properties with frontage along Mt.
Vemon Avenue from Commonwealth Avenue south to Nelson Avenue (see attached map). The purpose
of the overlay zone is to achieve a mixed use, pedestrian-oriented environment that both supports
economic activity and protects existing residential neighborhoods, and to provide for appropriately scaled
infill development, compatible with the character of Mount Vemon Avenue, the existing community and the
Town of Potomac Historic District. With the Plan s emphasis on form, quality and the relationship of
buildings to each other and the street, a more flexible, design-oriented zoning approach is necessary to
support and encourage appropriately scaled and designed new construction. (The specific provisions of
the overlay zone are discussed later in this report.)

The creation of two new coordinated development districts (CDDs) is also proposed. CDD #13 is
proposed for the 11 parcels, totaling approximately two acres in size, located on the east side of the
Avenue between Commonwealth Avenue and Herbert Street, known collectively as the “Triangle Sites.”
(The property, with an existing office building at the intersection of Mt. Vernon Avenue and Herbert Street,
is not included in the proposed CDD, nor is the parcel to the east of this area developed with the
Commonwealth Terrace Apartment building.) The creation of a CDD is proposed to encourage the
coordinated redevelopment of the parcels in a manner consistent with the design and planning principles
presented in the Plan. The underlying zoning for the new CDD #13 is Commercial Low (CL); however,
in order to offset market forces and to achieve the mixed use development desired by the community,
single, two-family and townhouse uses will not be permitted by right.

CDD #14 is proposed for the two parcels totaling 1.9 acres in size, located at 415 and 425 Monroe
Avenue. The parcels are developed with a Giant grocery store and CVS pharmacy and are known as the
“Giantand CVS Sites.” The creation ofa CDD is proposed to ensure a coordinated redevelopment of
the sites should market conditions render the current buildings or uses obsolete. The community strongly
supports the existing grocery and pharmacy uses in this location and such uses are desired in any future
redevelopment of the sites. The underlying CL zone will remain.

Amendments to Section 5-602 of the Alexandria Zoning Ordinance with respect to anew CDD #13 and
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anew CDD #14.

The requested amendment will add two new coordinated development districts to those delineated in the
zoning ordinance.

CDD #13 Triangle Sites

The designation o f CDD zoning for the Triangle Sites, on the east side of Mt. Vernon Avenue, north of
Commonwealth Avenue is intended to provide the guidance necessary to ensure that redevelopment of the
properties occurs in a coordinated manner and is generally consistent with the design guidelines and
planning principles articulated in the Plan. The new CDD #13 has the following features:

The underlying CL zone is applicable without a CDD Special Use Permit, except that
single, two-family and townhouse uses are no longer permitted by right;

Witha CDD SUP, anincrease in FAR from .75 to 1.0 is permitted. An additional bonus
increase 0of 0.25, for a maximum of 1.25, is allowed subject to the provision of affordable
housing. Any increase in density is subject to the performance standards;

The overall height of buildings is limited to 2 % to 3 stories, with step downs to
Commonwealth Avenue;

Site design and building massing should consider the location of Commonwealth Terrace
Apartments and include appropriate setbacks and height reductions to minimize potential
impacts and provide an appropriate transition;

Desired uses include residential and/or office with ground floor retail in a mixed use
building;

A minimum of 25% ground level, consolidated and usable open space, a significant portion
of which should be publicly visible from Mt. Vernon Avenue; and a large functional open
space area at the corner of Mt. Vernon Avenue and Commonwealth Avenue that is
physically accessible;

Affordable housing units should be provided onssite in accordance with the policies in
effect at the time of the CDD SUP application;
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. The development should conform with the design recommendations in the Plan, as
adopted in the Potomac West Small Area Plan.

CDD #14 Giant and CVS Sites

Creation of a new CDD for the two parcels known collectively as the Giant and CVS Sites, at 415 and
425 Monroe Avenue, is designed to ensure coordinated redevelopment of the sites if future market
conditions render the current buildings or uses obsolete. Further, the CDD zoning is intended to
ensure generally consistency with the design guidelines and planning principles expressed in the Plan.
The community strongly supports the existing grocery and pharmacy uses in this location, and desires
these uses in any future redevelopment of the sites. The new CDD #14 has the following features:

. The underlying CL zone remains for development without a CDD Special Use Permit.

. With a CDD SUP, an increase in FAR from .75 to 1.0 is permitted. An additional
bonus increase of 0.25, for a maximum of 1.25, is allowed subject to the provision of
affordable housing. Any increase in density is subject to the performance standards;

. The overall height of buildings is limited to 2 ¥ to 3 stories, with step downs to any
adjoining residential use;

. Building mass and scale should be compatible with existing mass, scale and character of
the area;
. Desired uses include grocery store, pharmacy, and other ground floor retail uses, with

residential and/or office uses on upper floors;

. A minimum of 25% ground level, consolidated and usable open space, a significant
portion of which should be publicly visible.

. Affordable housing units should be provided on site in accordance with the policies in
effect, at the time of the CDD SUP application;
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. Internal streets and open space should be coordinated with Potomac Yard and the
existing neighborhood;

. The development should conform with the design recommendations in the Plan, as
adopted in the Potomac West Small Area Plan.

Enactment of Section 6-600 of the Alexandria Zoning Ordinance pertaining to the Mt. Vernon Avenue
Urban Overlay zone.

The Mt. Vernon Avenue Urban Overlay Zone is designed to achieve the vision of the Plan for a mixed
use, pedestrian oriented corridor where the business environment is strengthened and the adjacent
residences are protected, and to provide a mechanism to allow appropriately scaled infill development
compatible with the existing character of the Avenue, the existing community, and the Town of Potomac
Historic District.

The major purpose for the overlay zone are to:

. encourage ground floor uses that promote an active retail street;

. provide more flexibility for desired uses, such as restaurants and outdoor dining, by
allowing administrative approvals subject to standards instead of a special use permit;

. promote signage that creates a more attractive streetscape in keeping with the character
of the street;

. encourage the retention of contributing structures within the Town of Potomac Historic
District; and,

. encourage compatible development of infill and vacant sites by allowing the use of form

based development in lieu of the more traditional CL zoning approach.

Permitted and Special Uses

There are a few uses within the existing CL zone that are inconsistent with the goal of an urban,
pedestrian-oriented retail environment. The overlay zone specifically prohibits the following uses:
. Seminary, convent or monastery;
. Medical laboratory;
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. Public school;

. Funeral home;

. Rooming house;

. Check cashing business;

. Payday loan business;

. Pawnshop; and;

. Motor vehicle parking or storage, except that a public parking lot is allowed with a

special use permit.
For the most part, these uses are not prevalent along Mt. Vernon Avenue.

The current CL zoning does not permit amusement enterprises such as live theater, music venues and
other forms of entertainment. However, the market analysis for the Mt. Vernon Avenue retail found
that this type of use would complement the existing restaurant and retail uses and is thus proposed to be
permitted in the overlay zone in two ways: (1) live theater is allowed as an administrative use (see
details below); and (2) live theater that exceeds the limitations as an administrative use, as well as music
venues and other similar entertainment establishments are permitted with a SUP.

Retail Focus Area Uses

In order to strengthen retail in the core of the Mt. Vernon commercial area, a retail focus area is
designated within the overlay zone. The retail focus area is generally consistent with the Town of
Potomac Historic District boundaries on the Avenue and extends from Bellefonte Avenue on the south
to Uhler Avenue on the north (see attached map). Within the retail focus area, uses occupying first
floor space of a building will be limited to the following:

. Retail shopping establishment;

. Restaurant;

. Amusement enterprise, as limited above;

. Personal service establishment, with less than 30 feet of frontage on Mount Vernon
Avenue (additional frontage space may be permitted with a special use permit);

. Arts and crafts studios, where arts and crafts products are created on site, with 50% of
the building frontage on Mount Vernon Avenue devoted to retail display and sales; and

. In addition, for existing buildings clearly not conducive to retail activity (defined with a

first floor 40 inches or more above grade), office and residential uses are allowed.
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The purpose of the retail focus area is to strengthen the existing compact commercial district to retain
existing businesses, attract new complementary businesses and prevent the conversion of first floor
retail space to office and other non-active uses. Economic development and marketing professionals
recommend the concentration of retail uses in a compact area to achieve an active and healthy
commercial area,, with customers able to shop both sides of the street. Along Mt. Vernon Avenue, this
condition exists between Uhler and Bellefonte Avenues, in the heart of the commercial district. It
should be noted that office and residential uses are permitted on the upper floors of buildings located in
the retail focus area.

Administrative Uses

This category of uses will be permitted through an administrative permit process, subject to general and
use-specific standards. The administrative uses are:

. restaurants, with 60 seats or less;

. outdoor dining, with 16 or fewer seats;

. live theater;

. outdoor food and crafts market;

. neighborhood outdoor garden center of less than 10,000 square feet; and
. outdoor display of goods.

The standards for these uses are modeled after those adopted by City Council in June 2003 as part of
the rezoning of the commercial properties fronting along Mt. Vernon Avenue in Arlandria. The
standards were initially derived from the list of standard conditions that City Council imposes on all
special use permit approvals. They include requirements to police the property and adjacent rights-of-
way for litter, to complete the Crime Prevention work with the Alexandria Police Department, to store
trash and garbage properly, to require employees who drive to work to park off-street, to participate
in a shared parking program when/as adopted by City Council, and to encourage the use of public
transportation by posting information about routes and the locations where fare passes are sold. Use-
specific conditions are included to address the possible impacts of a particular use. For example,
limitations on restaurants include the number of seats, both indoors and outdoors, the hours of operation
and alcohol sales to ensure that the restaurant does not adversely impact its residential and commercial
neighbors.
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An applicant for an administrative permit is required to submit an application for review for compliance
with the applicable standards. Notice of a pending administrative permit will be published in a
newspaper of general circulation in the City, posted on the subject property and given to nearby civic
and business associations.

Any change in the nature of the use or any enlargement, extension or increase in the intensity of the use
will be reviewed by the Director and a determination will be made as to whether a special use permit
approved by City Council is required. Similarly, if an applicant is unwilling to comply with the
administrative standards, he or she may file an application for a special use permit and go through the
normal public hearing process.

The goal of the administrative uses is to allow new business development on the Avenue to open much
more quickly than if they were required to obtain special use permit approval, while having standards in
place to protect the community. Staff believes the standards will minimize potential impacts on
adjacent neighborhoods and that this approach, with its flexibility, should be tried to support and to
strengthen the business district and make it attractive to new business investment.

Accessory Apartments

Under the existing CL zoning, a maximum of two apartment dwelling units are currently permitted on
the upper floors above commercial or retail uses as accessory uses. In order to encourage the
provision of residential uses above first floor commercial uses and a mix of uses on the Avenue, a
maximum of eight units may be provided within the overlay zone.

Noncomplying Uses

Any use within the overlay zone that is inconsistent with the provisions of the zone (e.g. a check cashing
business) and legally existing on the date that the ordinance is adopted will become a noncomplying use.
Under the current regulations regarding noncomplying uses, these uses may continue to operate as they
currently operate; however, any expansion or intensification of the use requires special use permit
approval. The purpose of changing the status of these uses is not to prohibit them outright, but rather to
acknowledge they exist and to provide for their continued operation, while anticipating that they will
ultimately be replaced with more desired uses. These uses are delineated in a prior section.
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The automobile-oriented uses currently located on the Avenue, such as the gas stations at the corner of
Monroe and Mt. Vernon Avenue, and the Hyundai car storage lot, were made nonconforming or
noncomplying with the comprehensive rezoning in 1992. No changes are proposed to the status of
these existing uses.

Parkin

The overlay zone proposes to provide some flexibility with off-street parking requirements. Currently
whenever a change of use occurs, the new use is required to comply with today’s off-street parking
requirement. However, in many cases, buildings were not constructed with off-street parking spaces or
there is not enough land on which to build parking, thus when a change of use occurs, the new use
cannot comply with today’s requirements. In that case, either the proposed operator seeks another
location for the business or he or she may file a special use permit application for a parking reduction in
hopes of getting the parking requirement waived by City Council. Most of the properties along the
Avenue have this constraint. In order to allow for uses to change to desired retail use without
discouraging new businesses or requiring a special use permit, staff recommends the waiver of the
additional parking requirement for such change of use.

Furthermore, the additional parking required by the expansion or enlargement of a retail use is waived.
Staff believes this waiver is supportable for a number of reasons. Existing buildings along the Avenue
are small, with an average retail use occupying approximately 1,500 square feet. In addition, the
existing mixed-use and walkable nature of the neighborhood encourages patrons to frequent the
businesses without the use of an automobile or by drivers who park once and visit more than one
business. It is true that certain uses, such as retail shipping and postal services, copying, and even
patrons purchasing coffee and other quickly consumable carry-out goods, generate a higher demand for
parking. However, unlike other driving customers who may park for extended periods of time,
customers of these businesses usually spend a brief amount of time inside the business and use the
parking for a few minutes at most, allowing for a greater turnover of the parking spaces.

The parking requirements for the first 16 outdoor seats at a restaurant and for an outdoor food and
crafts market are proposed to be waived, as these uses are seasonal and therefore have little practical
impact in parking. Restaurants, even those proposed to be permitted administratively, are required to
comply with the current parking requirement. Except for outdoor markets, no waiver or reduction of
parking requirements is proposed for the other administrative uses.
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For new construction meeting the building form design guidelines, the requirement for and amount of
parking varies depending on the lot size. These requirements are described in detail below in the form
based development section.

On balance, staff believes that this parking flexibility will be beneficial for small business owners withot=
overburdening the existing parking resources and impacting nearby residents. As is stressed at length in
the Plan, monitoring parking supply and demand over time is critical to ensure that the parking supply
and demand are in balance and to determine when additional strategies are necessary.

Signs

The purpose of the proposed sign requirements is to achieve pedestrian-scale building signage that will
enhance and strengthen the small town, Main Street character of Mt. Vernon Avenue. The language in
the existing Mt. Vernon Avenue Design Guidelines encourages appropriate signage but lacks the
authority to require it. In the overlay zone, signs oriented to the automobile, such as freestanding signs,
internally illuminated signs, and box signs affixed perpendicular to the building wall will no longer be
permitted. They will be considered noncomplying. Existing freestanding signs may be substituted with
a monument sign. Aside from the replacements for existing freestanding signs, new monument signs will
not be permitted. Wall signs, projecting signs, signs applied to storefront windows and awnings are
permitted below the second floor of the building.

Form Based Development

The Avenue is regarded as one of the region’s most unique neighborhoods, due in large part to its
eclectic, small town character. The current zoning regulations, however, do not provide the framework
to ensure that the form and scale of new or infill development will be compatible with the historic scale
and character of existing buildings along the Avenue. With its emphasis on form, quality and the
relationship of the buildings to each other and the street, a more flexible, design-oriented approach is
recommended to support and encourage appropriately scaled and designed new construction.

In order to prepare the building form design guidelines, an analysis was conducted to understand the

existing built environment and the relationship among the adjacent properties, uses and the street. The
analysis found several commonalities among the three focus areas, including:

28




MPA #2005-0001

REZ #2005-0001

TA #2005-0001

Potomac West Small Area Plan

Mt. Vernon Avenue Business Area Plan

. Typical commercial lot size is approximately 60 feet wide by 110 feet deep;

. Sidewalk width varies;

. Typical width of the Avenue is 40 feet from curb-to-curb;

. The location of the building (i.e. the street wall) varies but is generally located 10 to 15
feet from the curb; and

. Building heights are primarily 2 to 2 % stories, with some one- and three-story

structures interspersed.

The next step in the analysis was to understand the location of the buildings and parking and their
relationship to adjacent residential and commercial properties. As part of this analysis, issues and
challenges were identified to assist in the development of the design principles that make up the form
design approach. Several issues identified include dissimilar building types along the Avenue that create
variety and diversity in some places and discontinuity of the street wall in other places, the presence of
historic structures that should be preserved to maintain the history and character of the Avenue, small
infill lots with little opportunity for access to rear yards for parking, and vehicle access directly from the
Avenue that interrupts the street wall and the continuity and safety of pedestrian flow.

With an understanding of the existing built environment, the relationship of buildings, parking and
adjacent properties, a series of design principles were developed to direct new construction that will
be compatible with the existing development pattern, preserves historic structures, and minimizes
impacts on adjacent residential neighborhoods. Briefly, the design principles call for a consistent street
wall, with some variations for landscaping or open space, appropriate building setbacks and parking lot
screening to reduce potential impacts on adjacent residences, and off-street parking provided behind
buildings accessed to the greatest extent possible by side streets, alleys or access easements from
adjoining properties. Based on these design principles, the proposed building form design guidelines
have been created. The design principles are depicted graphically in Section 6.3 of the Plan.

The overlay zone proposes to allow the waiver of the underlying CL requirements for area and bulk for
new development designed in accordance with the building form design guidelines through the SUP
process. Form-based development provides an option for developers and property owners who

choose to build pursuant to the standards instead of the rules for development under the CL zone. The
form-based development process is available for new projects exceeding 1,000 square feet in size.

The existing density, area and bulk requirements of the CL zone do not reflect the development pattern
along Mt. Vernon Avenue, thus precluding the design of new buildings to complement the desired urban
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form of mixed use buildings with a variety of heights. The proposed building form design approach
addresses this conflict through the use of design guidelines and the waiver of the current FAR limitation
for new construction, while preserving historic structures and discouraging the consolidation of existing
lots for the purposes of achieving a larger development. The SUP approval process will ensure that the
proposed development meets or exceeds the building form design guidelines and achieves the high
quality of development that the City and the community expect.

The proposed parking and open space requirements for form-based development were developed after
careful analysis to determine the amount of both open space and parking that is feasible to provide
based on the constraints of existing lot size and scope of desired development:

Lot Size Parking Requirement Open Space Requirement
7,000 sf or less No requirement for interior land-locked | Undeveloped land should be designed
lots and planted to serve as amenity for

residents and users of building
May reduce requirement for corner lots
and lots with rear yard access

7,001 - 15,000 sf [ I space per residential dwelling unit Minimum 15% ground level visible
usable open space
Provide a minimum of half of the

required parking for non-residential Provision of additional open space is
uses encouraged
15,000 sf + Provide all the required parking on site | Minimum 25% ground level usable

open space, publicly visible and
consolidated

Provision of additional open space is
encouraged
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While potentially limited in number, development projects of 15,000 square feet or greater in lot area
are expected to represent the highest standards of building design and materials, site layout and
orientation, provision of open space, and the ability to be integrated into the scale, character and

context of the existing neighborhood. To achieve this standard, additional requirements are outlined in
the guidelines to reduce the mass and scale of such projects to reflect the existing small lot development
pattern along the Avenue.

Amendment to Section 2-100 of the Alexandria Zoning Ordinance to add definitions.

Currently, the following uses are not defined in the City’s zoning ordinance. Staff recommends adding
these definitions that will be applicable in both the new overlay zone and the existing zones as well:

Section 2 - 127.1 Check cashing business: A business regulated by Section 6.1- 432 et
seq. of the Virginia Code.

Section 2 - 182.1 Payday loan business: A business regulated by Section 6.1 - 444 et
seq. of the Virginia Code.

Section 2-198.1 Theater, Live: An establishment that has an audience viewing hall or
room and a permanent stage for the presentation of live performances
by live actors to a live audience in a theater setting. Theaters may
include but are not limited to live performances of music, dance, plays
and orations.

CONCLUSION

The M. Vernon Avenue Business Area Plan defines a future direction for the corridor and provides
recommendations to help guide neighborhood change, while protecting the adjoining residential
neighborhood. Adoption of the Plan, and incorporation in the Potomac West Small Area Plan chapter
of the Master Plan, is the first step towards bringing the Plan to reality. Staff recommends approval of
the amendment to the Potomac West Small Area Plan to incorporate the Mt. Vernon Avenue Business
Area Plan, the new CDD guidelines and the general updated language.
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Staff recommends adoption of the proposed Mt. Vernon Avenue Urban Overlay zone and its
application to the CL - commercially zoned properties that abut Mount Vernon Avenue. The new
overlay zone was designed to achieve a mixed use, pedestrian oriented corridor that strengthens the
existing businesses and allows for appropriately scaled new construction compatible with the existing
character of Mt. Vernon Avenue. Further, it will provide some flexibility in terms of parking
requirements, administrative uses and FAR that will enhance the functioning of the retail environment,
while preserving the integrity of the adjacent residential zones.

Staff also recommends approval the creation of the two new CDDs, in order to provide guidelines that
ensure that new development is compatible with the existing development pattern and that it relates well
to the adjacent residential neighborhoods. These zoning elements, as well as the revised Potomac West
Small Area Plan chapter of the Master Plan, will provide clear guidance to the public and the
development community as to the desired vision for the Mt. Vernon Business Area Avenue and the
greater Potomac West area.

STAFF: Eileen Fogarty, Director, Department of Planning and Zoning;

Kimberley Fogle, Chief, Neighborhood Planning;
Kathleen Beeton, Urban Planner.
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RESOLUTION NO. MPA 2005-0001

WHEREAS, under the Provisions of Section 9.05 of the City Charter, the Planning
Commission may adopt amendments to the Master Plan of the City of Alexandria and submit to the
City Council such revisions in said plans as changing conditions may make necessary; and

WHEREAS, the City initiated an extensive community participation process to establish a
shared vision and direction for the future development and enhancement of Mt. Vernon Avenue; and

WHEREAS, the community planning process culminated in the development of the Mt. Vernon
Avenue Business Area Plan that represent a comprehensive approach to guide and manage future
development along Mt. Vernon Avenue; and

WHEREAS, a duly advertised public hearing on the proposed amendment was held on March
1. 2005, with all public testimony and written comment considered; and

WHEREAS, the Planning Commission finds that:

1. The proposed amendments are necessary and desirable to guide and accomplish the
coordinated, adjusted and harmonious development of Mt. Vernon Avenue as part of the Potomac
West Small Area Plan section of the City; and

2. The proposed amendments are generally consistent with the overall goals and objectives of the
1992 Master Plan and with the specific goals and objectives set forth in the Potomac West Small Area
Plan chapter of the 1992 Master Plan; and

3. The proposed amendments show the Planning Commission's long-range recommendations for
the general development of the Potomac West Small Area Plan; and

4. Based on the foregoing findings and all other facts and circumstances of which the Planning
Commission may properly take notice in making and adopting a master plan for the City of Alexandria,
adoption of the amendments to the Potomac West Small Area Plan chapter of the 1992 Master Plan
will, in accordance with present and probable future needs and resources, best promote the health,
safety, morals, order, convenience, prosperity and general welfare of the residents of the City;




RESOLUTION NO. MPA 2005-0001
Page 2

'NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of
Alexandria that:

1. The Mt. Vernon Avenue Business Area Plan, CDD guidelines and updated

language are hereby adopted in their entirety as an amendment to the Potomac
West Small Area Plan chapter of the 1992 Master Plan of the City of Alexandria,
Virginia in accordance with Section 9.05 of the Charter of the City of Alexandria,
Virginia. I

2. This resolution shall be signed by the Chairman of the Planning Commission and
attested by its secretary, and a true copy of this resolution forwarded and certified
to the City Council.

ADOPTED the 1st day of March, 2005.

7 ,

\‘?,{L AL ,al& W
Eric Wagner, Chairman )
Alexandria Planning Commission

ATTEST: ac
Eileén P. FOQW, Secretary
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Executive Summary

Mit. Vernon Avenue is a vital corridor, with a rich history and eclectic
character that makes it an attractive place to live, work and shop. Building
upon its unique characteristics, the Avenue will remain a special neighbor-

hood as change takes place. The vision for

. Vernon Avenue involves

preserving its traditional neighborhood character, protecting its unique
historical identity, serving the needs of the surrounding community and
maintaining the Avenue as a competitive and viable place for business.

Vision

Mt. Vernon Avenue is a vibrant and
welcoming Main Street that reflects the
surrounding neighborhoods’ diversity,

integrity and small town charm.
The Avenue is comprised of enthusiastic,

* successful and responsible community

partners. We aoffer an eclectic and friendly
living, working and shopping environment
for Alexandrians and visitors alike.

Planning Process

Over the years, the area has been
improved and enriched, with businesses
and residents working together, through
the efforts of the Del Ray Citizens
Association (DRCA) and the Potomac
West Business Association (PWBA),
among others. These organizations
worked with the City on the develop-
ment of the Mt. Vernon Avenue Business
Area Plan (the Plan) to ensure that the

Avenue continues to meet the needs and
expectations of the community while
realizing its potential as a vibrant place
to meet, gather and conduct business.

The Mt. Vernon Avenue Work Group
(Work Group) was formed by the City

of Alexandria in the spring of 2003 to
collaborate on a comprehensive planning
effort for Mt. Vernon Avenue’s “Main
Street retail district” from Glebe Road to
Luray Avenue. Along with DRCA and
PWBA, the Work Group was comprised of
community stakeholders, including busi-
ness owners, property owners, residents,
representatives of the Mt. Jefferson Civic
and Warwick Village Citizens Associations

‘and City officials. Over the course of

16 months, the Work Group defined a
future direction for the Avenue, guiding
neighborhood change while protecting the
adjoining residential neighborhoods.
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E2 |/ EXECUTIVE SUMMARY

Guiding Principles

Guiding principles were developed
through extensive community input to
define the vision for Mt. Vernon Avenue

and provide a framework to guide future

development and other activities. The
guiding principles of the Plan are to:

Preserve existing historic

scale and character

Protect and enhance
Mt. Vernon Avenue as a

vibrant commercial corridor

Encourage and support

mixed-use development

Celebrate the “Town of

Potomac Historic District”

Preserve and protect

existing residential areas
Promote partnerships
Enhance public spaces

Provide convenient parking
and transportation solutions
to support retail growth

Encourage independent retail

Capitalize on the

neighborhood arts community

Provide alternative multi-modal

transportation linkages

Land Use Strategy

The land use recommendations in the
Plan are designed to promote and rein-
force a consistent, vibrant and pedes-
trian-oriented retail environment, while
protecting adjacent residential neighbor-
hoods. Strategies are recommended that
apply to the entire length of the Avenue
as well as specific strategies for the three
focus areas, described below.

Avenue-Wide Recommendations

PROMOTE APPROPRIATE INFILL
DEVELOPMENT

¢ Ensure that new development is
consistent with the neighborhood’s
existing character through the use of
Building Form Design Guidelines

e Allow modest increases in allowable
floor area along Mt. Vernon Avenue,
consistent with the Building Form
Design Guidelines, where new construc-
tion retains historic buildings, maintains
the historic character and scale, provides
open space where feasible, and protects
adjacent residential.

PROTECT RESIDENTIAL
NEIGHBORHOODS

The potential for negative impacts on
adjacent residences is reduced by:

* Stepping the height of buildings; and,

e Providing a buffer to reduce the visual
impact on the neighborhood.

ENHANCE PEDESTRIAN STREETSCAPE

Build upon and enhance the existing
pedestrian orientation of the Avenue and
improve pedestrian safety through:
e Pedestrian scale lighting;
e Streetscape and crosswalk improve-

ments;
o Strengthened connections to the

Braddock Road Metro Station; ‘

¢ Enhanced public transportation;

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN
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¢ Design guidelines for new construction;

day level of activity desirable for a
successful retail environment.
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The market analysis has projected a
limited demand for additional retail uses.
Thus, it is critical not to spread out the
retail uses along the length of the Avenue,
but to concentrate retail to benefit from
the synergy created by continuous retail
street frontage.

Focus Area Recommendations

The planning area is divided into three
major focus areas:

e Commonwealth District from Herbert
Street to Uhler Avenue;

e Historic Core from Uhler to Bellefonte
Avenues; and,

* Monroe Gateway from Bellefonte to
Nelson Avenues, including the small
shopping center located on the west
side of the Avenue at Luray Avenue
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and the Giant grocery store and CVS a—

pharmacy located in the 400 block of
Monroe Avenue.
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E4 / EXECUTIVE SUMMARY

Land use, open space, streetscape
improvements and other recommenda-
tions were developed for each focus area.

Commonwealth District

ENCOURAGE A MIX OF USES

* Encourage residential, office, and insti-
tutional uses, with limited retail, with
a compatible building scale

¢ Encourage a mix of the type of resi-
dential units and provide affordable
housing

PROMOTE COORDINATED
DEVELOPMENT

A key site in the Commonwealth District
is the triangular-shaped assemblage

of property north of Commonwealth
Avenue on the east side of Mt. Vernon
Avenue. The 11 parcels in this area,
totaling approximately 2 acres, are
underutilized and offer a significant
opportunity for redevelopment that
complements the entire district and
strengthens the Avenue as a whole.
The Plan recommends the coordinated
redevelopment of these parcels, with

a potential increase in floor area ratio,
consistent with defined development
standards for a quality multi-family
development with publicly visible

and usable open space. Coordinated
Development District zoning would be
applied as an overlay to these parcels.

IMPROVE STREETSCAPE, OPEN SPACE
AND PEDESTRIAN SAFETY

The Plan envisions a high quality
streetscape in the Commonwealth District
area, with healthy street trees, pedestrian-
scaled lighting and street furnishings to
reflect an attractive and safe pedestrian
environment. Pedestrian improvements
are incorporated at the intersection of
Commonwealth Avenue and Mt. Vernon
Avenue, and recommendations are made
to enhance pedestrian safety north of

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN
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Commonwealth Avenue by reducing the l
number of travel lanes from four to two
and placing on-street parking and bike
lanes within the existing curb-to-curb
section. Improvements are recommended
to Colasanto Park to enhance it as a key
community asset.

Historic Core
ENCOURAGE STREET-LEVEL RETAIL

The Avenue will be more vibrant and
retail uses will be more successful by
focusing ground floor retail and personal
service use in this area. To achieve this,
the Plan recommends to:

¢ Limit office and residential uses to the
floors above the ground floor; and,

 Limit frontage of new personal service
and financial uses in this area to a
maximum storefront width.

PRESERVE HISTORIC CHARACTER

The Historic Core is that area of Mt.
Vernon Avenue located within the Town
of Potomac National Register Historic
District and includes a number of
contributing historic buildings. The Plan
outlines strategies to preserve the historic
character by allowing infill development
that is compatible with and respects the
scale of existing historic structures and
the residences that immediately abut the
commercial properties along the Avenue.

CREATE A PUBLIC GATHERING PLACE

Following evaluation of options, enhance-
ment and possible expansion of the

City lot/Farmer’s Market site as a public
gathering place is desired. This location
provides the opportunity to create a small
public space, centrally located within

the active retail area, while retaining the
parking function. It will provide greater
flexibility in the operation of the Del Ray
Farmer’s Market and is highly visible
along the Avenue.
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. CONSIDER FIRE STATION REUSE

The City’s Fire Station #202 is housed
within the original Town of Potomac
Town Hall and Fire Station on Windsor

'Avenue. Historically the center of the

Town of Potomac’s civic and social life,
this building is an historic landmark
within the community. Should the needs
of the Fire Department change and the
City seek to relocate this function, the
Plan recommends consideration of this
building for reuse for community func-
tions and activities.

Monroe Gateway

ENCOURAGE A MIX OF USES

The Monroe Gateway area is a suit-

able place for residential, retail, and
commercial uses that promote a transition
into the Historic Core area. Additional
residential development can contribute to
the commercial success of the Avenue by
placing potential clientele nearby.

ENHANCE STREETSCAPE AND
URBAN DESIGN

The appearance of the public right-of-
way can be enhanced with street trees,
sidewalk pavers and other amenities.

A key factor in improving this segment
of the Avenue is addressing the existing
service and automobile dealership uses
with screening of parking lots, relocation
of contractors’ vehicles and materials

to less visually prominent locations on
the sites, and related building and site
improvements. It is recommended that
all streetscape improvements extend to
Luray Avenue in order to connect the
small commercial center at Luray Avenue
with the business area to the north.

IMPROVE GATEWAY PARK

As improvéments are made to the
Route 1/Monroe Avenue bridge and
the existing Simpson Stadium Park

Watercolor by Alice Kale.

expamfled, the design for this additional
parkland should emphasize a park-like
gatew%ly for the community with views
provided into the Park.

ENHANCE THE NEIGHBORHOOD GIANT
AND CVS SITES

While the community strongly desires to
retain the existing grocery and pharmacy
uses in the present location on Monroe
Avenue, it is recognized that market
forces may result in future changes

that make retention of the existing uses
difficult. In such case, it is critical that
the City provide adequate leadership

in directing a new vision for this site.
Should market forces push the redevel-
opment of these parcels, the Plan recom-
mends the coordinated redevelopment
of the two sites for mixed-use, incorpo-
rating a grocery and retail at the ground
level and compliance with specific
development standards. Coordinated
Development District zoning would be
applied as an overlay to these parcels.

ENHANCE ACCESS TO THE
METRO STATION

The Plan recommends identifying
opportunities for pedestrian improve-
ments linking the Braddock Road Metro
Station to Del Ray and coordinating

‘with the improvements to Potomac Yard.

New signage and lighting to encourage
evening travel between the Metro and Mt.
Vernon Avenue are recommended.
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Buffer adjoining residences

E6 / EXECUTIVE SUMMARY

uire adaquate landscaped
buffer and screening

Historic Preservation

The Mt. Vernon Avenue Plan seeks to
strengthen the existing historic district
for the Town of Potomac, especially the
commercial buildings located along the
Avenue, by encouraging the retention
of the contributing buildings through
reuse, appropriate renovations and
infill construction. Design guidelines
are included for infill development that
complement the existing mass and scale
of these buildings.

Strategies included to strengthen and
improve the historic district are to:

* Designate additional identified
contributing structures to the National
Historic Register;

¢ Explore the expansion of the existing
Town of Potomac Historic District
boundaries;

» Create and install heritage and inter-
pretive signs; and,

¢ Promote awareness of the Town of
Potomac Historic District and the
tax benefits of the rehabilitation of
contributing structures.

Parking Strategy

A parking utilization study was
conducted to understand the current
and potential future parking condi-

tions along Mt. Vernon Avenue and to
assist in formulating the appropriate
parking strategies. Generally speaking,
the parking study indicated that the
existing parking supply and demand

for the spaces is balanced with sufficient
surplus spaces to accommodate regular
turnover of the spaces. Utilization of the
existing parking spaces varies depending
on the time of day and day of the week.
The mixed-use and walkable nature of
the neighborhood, with businesses often
frequented by area residents without the
use of automobiles or by drivers who
park once and visit more than one busi-
ness during a single trip, contributes to
the relatively stable parking conditions.

Convenient parking and transportation
solutions are recommended to support
retail growth, including alternative
forms of transportation. The goals of the
parking strategy are to:

¢ Maintain a balance in the supply and
demand for parking;

* Maximize the use and turnover of on-
street parking to serve retail customers,
with employees and longer term
customers using off-street parking;

¢ Optimize the utilization of existing
parking resources; and,

* Ensure that parking demand is met
without negatively impacting nearby
residences.

Strategies to accomplish these goals are to:

* Develop a shared parking program to
more efficiently share use of the unde-
rutilized private parking resources to
alleviate some of the demand on the
existing parking supply particularly
during evening and weekend hours;

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN
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e Create a parking overlay district that

provides parking flexibility where the
ability to provide additional parking
is severely constrained by small lots
and the desire to maintain the historic
character of the area. Some flexibility
in the parking requirements for new
retail uses and small compatible infill
development is recommended by:

- Waiving or reducing parking require-
ments in specific circumstances where
business activity would be enhanced
without impacts on the community;

- Providing no parking reduction for tear
downs of contributing buildings;

- Continuing the requirement for an
SUP to reduce parking for any use other
than retail that does not comply with the
current parking requirement; and,

- Implementing a parking reduction policy
to guide the review of future requests.

Monitor parking demand and supply over
time to ensure that parking supply and
demand will continue to be accom-
modated without resulting in spillover
parking or congestion on residential
streets. The development of utilization
thresholds is important to ensure that
greater proactive measures are under-
taken when found necessary to address
the changing demand for parking.

Pedestrian and
Multi-Modal Strategy

To support and enhance the existing
pedestrian-oriented nature of Mt. Vernon
Avenue and its nearby residential neigh-
borhoods, the Plan’s multi-modal strategy
includes transit, walking and bicycling, as
well as parking and circulation improve-
ments, with the following elements:

Encourage greater use and avail-
ability of transit by enhancing bus
stops, promoting public transit, and
pro ! iding better pedestrian connec-
tions to the Braddock Road Metro
Station;

Prqtzide DASH bus service along the
Avenue (by 2008);

Encourage walking and bicycling by
providing streetscape and pedestrian
lighting improvements along the
Avenue;

Reduce the potential for speeding,
increase pedestrian safety, and enhance
the streetscape along the four-lane
section of Mt. Vernon Avenue north of
Commonwealth Avenue by reducing
the number of travel lanes, providing
crosswalks and bulb-outs, bicycle lanes
and a parking lane; and,

Prioritize the pedestrian over the
automobile in the redevelopment of
automobile-oriented uses, such as the
gas stations, service uses, and automo-
bile dealerships, to ensure a pedestrian
friendly environment.

Colasanto Park
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The recommended marketing strategy .
builds upon the recent Potomac West

Business Association (PWBA) successes,
including:

e Utilizing a variety of media such as
radio station commercials, regional
publications, advertisements on
Metrobuses and the like;

* Integrating retail marketing into
events and festivals, such as Art on the
Avenue and First Night Alexandria;

e Maintaining unified store hours among
retailers; and,

e Installing community banners,
. . heritage signage, and gateway
Retail Marketmg/ Arts improvements to create a greater

Promotion Strategy sense of identity for the Avenue.

The retail market study projected demand T continue and support the successful
for an additional 10 percent “Main Street”  eofforts of the PWBA, the establishment

retail/restaurant space along the Avenue of a business improvement district is

by 2010. Retail recommendations include: suggested to ensure that the current efforts

e Targeting new complementary busi- are continued on a long-term basis and
nesses such as specialty food stores, to provide a consistent funding source to
housewares and home furnishings, sustain and expand on existing efforts.
antiques and artwork, art supply stores,
and custom card/stationery stores; Urban Design Strategy

¢ Encouraging new restaurant opportu-
nities, such as a diner, family-oriented
restaurant and restaurants with
entertainment, to round out the dining
opportunities along the Avenue; and,

Mt. Vernon Avenue has a unique, small
town, Main Street character. The urban
design strategy focuses on enhancing that
character with a flexible design-oriented
approach. The purpose of this approach is

* Undertake a detailed arts promo- to ensure that the form and scale of new
tion effort that includes the creation or infill development will be compatible
of artists’ studios, either in a single with the historic scale and character of the
building or dispersed throughout the existing buildings along the Avenue. The
area; public art displays and exhibi- current zoning regulations do not provide
tions, arts festivals and an art educa- the necessary framework to support and
tion and/or supply store. encourage such appropriately scaled

and compatible development. The Plan
outlines a series of Building Form
Design Guidelines to guide the design of
new construction.

E8 / EXECUTIVE SUMMARY THE MOUNT VERNON AVENUE BUSINESS AREA PLAN
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The major design principles incorporated
in the Plan meet the following objectives:

¢ New construction should reflect the
scale of existing buildings;

¢ A consistent street wall should be
maintained, with some variations to
allow for landscaped open space, an
opportunity for side windows and for
other site use where desired;

e New construction should be two
to two and one-half stories, with
a setback where a third story is
provided;

¢ New buildings should help define the
corners where side streets intersect Mt.
Vernon Avenue. Ground level retail
storefront windows should extend
onto the side streets;

 Appropriate building setbacks
and parking lot screening will
minimize impacts on adjacent
residential properties;

¢ Ground level retail storefronts should
contribute to the vitality of the
streetscape and the pedestrian experi-
ence;

e Direct driveway access to Mt. Vernon
Avenue is not desirable; and,

e Off-street parking lots should be
located to the rear of the property, with
access provided from rear alleys, when
available, side streets or access ease-
ments from adjoining properties.

|

Zoning Strategy

The main zoning approach to implement
the Plan’s vision and recommendations

is through the development and applica-
tion of an overlay district. The purpose

of the Mt. Vernon Urban Overlay District
is to encourage a mix of land uses and
compatible infill construction, protect
residential neighbors, support the historic
character and the preservation goals of
the historic district, preserve and enhance
the existing urban character of the
corridor and promote enhanced economic
activity. A key element of the Overlay
District is the application of the Building
Form Design Guidelines. The Overlay
District will allow a waiver of the under-
lying CL (Commercial Low) requirements
for floor area ratio, yards, open space, etc.
by Special Use Permit, where a proposed
building is consistent with the design
guidelines in the Plan. In addition, due to
the goal to maintain a pedestrian environ-
ment on Mt. Vernon Avenue by limiting
curb cuts, as well as concerns about the
potential for larger, incompatibly-scaled
building on larger parcels, the Overlay
District will provide a three-tier approach
related to the size of the parcel to address
parking and open space needs.
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Tier1 —
Lots of 7,000 square feet or less in size

¢ Waive open space and parking require-
ments for land-locked lots

¢ Waive some required parking for
comner lots and lots with rear access

Tier2 —
Lots between 7,001 and 15,000 square
feet in size

¢ Provide 14% minimum ground level
open space

¢ May reduce parking up to half for
uses, except residential where at least
one parking space is required per unit

Tier3 —
Lots larger than 15,000 square feet

¢ Provide 25% minimum ground level,
publicly visible open space

¢ Provide required parking on-site

¢ Additional requirements for building
massing and open space to ensure
compatibility of building size and scale

The consolidation of individual lots to
create a larger development is strongly
discouraged.

The overlay district will apply to proper-
ties fronting along Mt. Vernon Avenue
from Nelson Avenue on the south to
Commonwealth Avenue on the north.
The district will include provisions for
land use, building form, parking and
access, building signage, outdoor display
and administrative permits. The existing
CL/Commercial Low zoning will remain
as the underlying zoning. A retail focus
area is defined in the overlay district
between Uhler Avenue and Bellefonte
Avenue (the Historic Core) and will target
the location of new retail and comple-
mentary businesses at the ground floor
along the Avenue.

Implementation

The Plan concludes with a series of imple-
mentation measures designed to bring
together the planning and design recom-
mendations, outlined in the strategies for
land use, zoning, urban design, retail/arts
promotion, parking and enhancing
pedestrian/multi-modal opportuni-

ties. A key element for implementation
will be a coordinated effort of public

and private entities. The Potomac West
Business Association is the recommended
organization to lead the marketing,
business organization and retail promo-
tion efforts. A Business Improvement
District approach is outlined to provide

a source of regular funding in benefit of
the business along the Avenue. A series of
actions and steps are outlined to ensure
the successful implementation of the
vision, guiding principles and strategies
recommended in the Plan.

With limited public funding available

to undertake the suggested physical
improvements, working with the commu-
nity to prioritize the public improvements
in an initial implementation step. As part
of the Plan, the Work Group determined
pedestrian scale lighting of the sidewalks
along Mt. Vernon Avenue and Monroe
Avenues to be the highest priority to
address pedestrian safety concerns and
to encourage people to walk from the
Braddock Road Metro Station to and
along the Avenue. Their second highest
priority is the restriping and related
improvements to the four-lane section of
the Avenue from Commonwealth Avenue
north to Glebe Road. These improve-
ments will have the most immediate,
positive impact on the Avenue and
adjacent residential neighborhoods and
support the Plan recommendations.
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~ Introduction
®

Mt. Vernon Avenue in Alexandria, Virginia has long been a vital
corridor that has linked communities, neighbors and businesses.

The City of Alexandria, in conjunction with the Mt. Vernon Avenue
Work Group, has prepared the Mt. Vernon Avenue Business Area Plan
(the Plan) to ensure that the Avenue continues to meet the needs

and expectations of the community while realizing its potential as a
vibrant and competitive‘ place for business.

Mt. Vernon Avenue has a rich history,
beginning as a main thoroughfare
‘ connecting the Del Ray and St. Elmo
subdivisions in the late 19th century.
The corridor went on to become an

important regional route, paralleling U.S.

Route 1 between Washington, D.C. and
Alexandria. The Avenue’s rich history
parallels that of the Potomac Yard rail
yard, a major railroad switching station
on the East Coast.

Today, Mt. Vernon Avenue has a unique
character that is a showcase for the
different periods of its eclectic past. The
purpose of the Plan is to ensure that
Mt. Vernon Avenue remains a special
place. The Plan provides a framework
for the future growth of the corridor. The
following chapters outline a strategy for
preserving the traditional neighborhood
character, protecting its unique and
historical identity, serving the needs of
the surrounding community and main-
taining the Avenue as a competitive and
. commercially viable place for business.
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This Plan defines a future direction for
the corridor and provides recommenda-
tions to help guide neighborhood change,
while protecting the adjoining residential
neighborhood. The Plan outlines detailed
concepts for key focus areas and recom-
mendations for land use, zoning, historic
preservation, urban design and public
space, parking, retail/marketing, and
implementation strategies. The principal
objective of the Plan is to protect the
unique identity of the corridor, and
capture its potential as a lasting amenity
for the community and for the region.

1.1 The Study Area

This planning effort initially encompassed
the length of the Mt. Vernon Avenue
corridor from Braddock Road on the south
to W. Glebe Road on the north, including
the neighborhoods known as Del Ray, Mt.
Jefferson and Warwick Village. During the
course of the planning effort, the study
area was focused, as follows:

INTRODUCTION / 1
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Figure 1.1 The Study Area
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* Primary study area along the Avenue
between Nelson Avenue and Herbert
Street— this area is further defined into

focus areas discussed later.

¢ Two opportunity areas:

Mt. Vernon Avenue north of
Commonwealth Avenue

Monroe Avenue east from Mt. Vernon
Avenue to Route 1

The two opportunity areas have a direct
interaction with the primary area and the
adjoining neighborhoods. Activity and
changes within these areas will likely
have an impact on the business core of
Mt. Vernon Avenue. The section of Mt.
Vernon Avenue to the south, between
Luray Avenue and Braddock Road, is a
stable residential area, where little change
is anticipated. This Plan focuses on the
primary study area, with recommenda-
tions for specific properties within the
opportunity areas.

1.2 Mt. Vernon Avenue
Work Group

The Mt. Vernon Avenue Work Group
(Work Group) was created by the City of
Alexandria in the spring of 2003 to advise
the City on the planning of Mt. Vernon
Avenue. The Work Group is comprised of
community stakeholders including busi-
ness owners, property owners, residents,
and City officials. The group has met on
a regular basis to discuss its vision for the
future of the Avenue as well as alternative
concepts and recommended actions to
guide its vision. In addition, several open
public meetings have been held to elicit
input from the broader community.

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN
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Figure 1.2 Planning Process Diagram

1.3 Planning Process

The planning process for Mt. Vernon
Avenue was conducted in five phases

(See Figure 1.2). First, the City planning
team examined existing conditions of

the Avenue by conducting site visits,
analyzing physical and market conditions,
and interviewing a number of key stake-
holders. The results of the existing condi-
tions analysis are included in Chapter 2.0
of the Plan. As part of the analysis process,
there were two Work Group meetings

and a Public Workshop held on June 25,
2003 to discuss the existing conditions and
identify key opportunities and constraints
for planning the Avenue.

With the analysis of the area, specific
study was made of the retail market
conditions, the parking resources along
the corridor, and the form and character
of the built environment. With the retail
market analysis, the existing conditions
were evaluated and the potential for
additional demand for retail space in
the future was determined. The parking
study included an evaluation of the
existing on-street parking supply, iden-
tification of underutilized parking lots
and their potential for shared parking, as

well as the future demand for parking.
Analysis of the form of existing buildings
provides the basis for recommendations
on the desired form of infill development.
During the second phase, the planning
team developed alternative concept plans
for the Avenue. These concept plans

were discussed with the Work Group on
October 2, 2003 and November 13, 2003.
They were then presented to the public
on December 3, 2003 and the City Council
on February 2, 2004. The planning team
took the comments based on the input
from both the Work Group and public
and developed a Draft Plan.

Two subcommittees of Work Group
members were formed to study the retail/
marketing and parking issues in greater
depth. These groups met several times

in February and March 2004 to discuss
and develop specific approaches and
recommendations for the retail/marketing
and parking strategies, and later, shared
their recommendations with the full
Work Group. This information formed
the basis for the recommended retail

and marketing, and parking strategies,
outlined later in this Plan.
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With input from the Work Group, the
Plan was further developed and refined to
present more detailed recommendations

for the study area including;:

Overall Concept Plan
Land Use Plan

Recommendations for
Opportunity Sites
Streetscape Enhancements

Parking Strategies
Retail/Marketing Strategies
Historic Preservation
Affordable Housing
Building Form and Design

Zoning Recommendations

1.4 Mission

A subcommittee of Work Group members
crafted a mission statement to guide the
vision and implementation of the Plan that
was later endorsed and adopted by the
entire Work Group. The mission reads:

Mt. Vernon Avenue is a vibrant and

1.5 Guiding Principles

The guiding principles were developed
through extensive input from the Work
Group and key community stakeholders
to define the vision and provide a frame-
work for the future development of Mt.
Vernon Avenue. The guiding principles of
the Plan are to:

Preserve existing historic

scale and character

Protect and enhance
Mt. Vernon Avenue as a

vibrant commercial corridor

Encourage and support

mixed-use development

Celebrate the “Town of
Potomac Historic District”

Preserve and protect

existing residential areas
Promote partnerships
Enhance public spaces

Provide convenient parking

welcoming Main Street that reflects the
surrounding neighborhoods’ diversity,
integrity and small town charm.

The Avenue is comprised of enthusiastic,
successful and responsible community
partners. We offer an eclectic and friendly
living, working and shopping environment

for Alexandrians and visitors alike.

4 |/ INTRODUCTION

and transportation solutions

to support retail growth
Encourage independent retail

Capitalize on the

neighborhood arts community

Provide alternative multi-modal

transportation linkages

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN
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Commonwealth District

The north end of the study area, between
Herbert Street and Uhler Avenue, has

a distinct character based upon its
variety of uses, scale and character of the
streetscape. It functions as a transition
area between the pedestrian-oriented,
traditional urban form of the Historic
Core area and the more automobile-
oriented form of the street and properties
to the north. Neighborhoods in this

area include Del Ray, Mt. Jefferson and
Warwick Village.

North of Commonwealth Avenue, on the
west side of the Avenue, the predominant
land use is residential, with a mix of
townhouse and multifamily units. With
the exception of the high-rise Calvert
Apartments further to the north, the scale
of the residential is generally two-story.
On the eastern side of the Avenue is a

series of underutilized and vacant

Commonuvealth District Character

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN

properties. Existing land uses in this area
include two taxicab companies and two
small restaurants, with street frontage
surface parking. This eastern area has
been identified in the Plan as a redevelop-
ment area, known as the “Triangle Site”
with a vision for redevelopment that is
defined in Section 4.3.

South of Commonwealth Avenue, the
existing land uses include a mix of
commerdcial, residential, and institutional,
including the Mt. Vernon Community
School and Recreation Center and the
office building occupied by the City’s
Department of Human Services. The
development pattern for this section of the

Avenue is unique in that the community
school and Colasanto Park extend along

the entire western side of the Avenue. l
Retail, personal service, restaurant and

office uses are located along the eastern

side of the Avenue. With the exception ‘

of a few second-story residential units, l
the only residential use in this part of the
Commonwealth District is a four-story

apartment building, located at the north- I
east corner of Randolph and Mt. Vernon

Avenues. A vacant property, proposed for
development as residential or live/work

use, is located in the same block, at the

southeast corner of Raymond and Mt.

Vernon Avenues.

Historic Core

The Historic Core is the area between
Uhler Avenue and Bellefonte Avenue
and includes the portion of Mt. Vernon
Avenue located within the Town of
Potomac National Register Historic
District. This area is characterized by
small retail buildings interspersed with
office and residential uses that have
maintained a traditional Main Street
feel throughout the years. This Historic
Core is considered to be the heart of Mt.
Vernon Avenue. Neighborhoods in this

NOVEMBER 2004 DRAFT




Historic Core Character

area include Del Ray and Mt. Jefferson.
This portion of the Avenue was estab-
lished as a national historic district in
1992, and has come to take on a special
character that is unique to the region and
distinct from other, nearby Main Street
corridors. The characteristics of this focus
area include a quaint visual appeal and
walkable scale. With few exceptions, the
“street wall,” defined by the buildings
that line the street and the streetscape, is
visually consistent, creating a pleasant
pedestrian environment on the Avenue.

Monroe Gateway

The Monroe Gateway area is a diverse
section of the Avenue, comprised of a
wide range of uses including service uses,
automobile service stations, automobile
dealerships, small retail shops, restaurants,
offices and residences. It extends from
Bellefonte Avenue south to Nelson Avenue

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN
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and includes a small shopping center
located at the corner of Luray and Mt.
Vernon Avenues. This area includes the two
properties developed with a Giant grocery
store and CVS pharmacy on Monroe
Avenue, between Mt. Vernon Avenue and
Route 1 (Jefferson Davis Highway).

Monroe Avenue currently provides a
direct link to Route 1, a major transporta-
tion corridor. Monroe Avenue and Route

1 will be significantly changed by the
planneh reconstruction of the Route 1/
Monrole Avenue Bridge that is likely to
begin x'n 2006 and by the development

of Potomac Yard. The bridge will be
straightened to directly connect Route 1
north and south, and the access to Monroe
Avenue will be relocated through Potomac
Yard’s Main Street, thus transforming the
connection between Route 1 and the Del
Ray neighborhood. This realignment will
provide new development opportuni-

ties on the west side of Route 1 that are
described in Section 4.3 of the Plan.

Monroe Gateway Character
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1. Excerpt from Robert
L. Crabill, “History of the
Town of Potomnac”, 1982,
pp. 11-12.

2. ibid, pp. 9.

2.2 History

The Del Ray and St. Elmo sections of the
Town of Potomac were platted in 1894

by developers from Ohio. Originally, the
grid layout of the subdivisions consisted
of long blocks oriented in an east-west
fashion to maximize access to transporta-
tion networks, including the Washington
Alexandria Turnpike (now Route 1), the
Washington Old Dominion Railroad to
the east and the Washington, Alexandria
and Mt. Vernon Electric Railroad (built
between 1892 and 1904) along the western
boundary of the town. In the late 1880s, a
ceremonial route was envisioned to trans-
port visitors from Washington, D.C. to
Mount Vernon through northern Virginia:

The road was to have begun at the Virginia end
of a memorial bridge from Washington, to run
along a path to the present day Ridge Road [in
Arlington County] and Mt. Vernon Avenue,
through Alexandria to Mt. Vernon, ending at

Washington’s tomb...The road as planned was
never built, although a portion of the route still
carries the name Mt. Vernon Avenue.!

The town was incorporated in 1908 and
included vacant land, the “notorious”
St. Asaph Race Track, residences and
commercial uses.

Between 1910 and the 1920s, the Town of
Potomac grew into a self-sufficient commu-
nity. By 1925 it had a combination Town Hall
and Fire House, a public high school with a
gymnasium, a fire department ‘with motor-
ized apparatus and two volunteer companies
of fifty members each’ and a complete sewer
system connected to every house in town.’

Residents of the town commuted by
railroad and electric rail to Washington,
where many people worked for the federal
government. Residents also worked at the
Potomac Yard, a major railroad switching

Artist’s rendering of Mount Vernon Avenue circa 1915. Watercolor by Alice Kale.
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Town of Potomac Town Hall

station located adjacent to the Washington
Alexandria Turnpike. The Town of
Potomac remained independent for only a
short period of time until it was annexed
by the City of Alexandria in 1930.

Originally more of a residential street, Mt.

Vernon Avenue evolved over time into

a commercial corridor. During the 1950s
and 60s, property values in the area were
in decline. A turnaround began in the
early 1970s, when younger, more affluent
homebuyers started to move in from
outlying areas. Under the Community
Develpment Block Grant Program, the
City initiated a revitalization effort in the
late 1970s with the development of the
Mount Vernon Avenue Revitalization
Plan. Revitalization efforts continued
over the next two decades with a series
of public actions, including infrastructure
improvements, a loan subsidy program
to assist neighborhood businesses and

to encourage business growth along the
Avenue, a neighborhood conservation
program involving housing rehabilita-

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN
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Sampson Collection, Alexandria Library

Many homes in Del Ray
were constructed between
1910 and 1920.

The newly-constructed

tion loans and grants, home ownership
assistance and the removal of blighting
influences, and the location of a major
City agency, the Department of Human
Services, on the Avenue. To recognize the
historic character of the area, designation
of the Town of Potomac as a National
Register Historic District took place in the
early 1990s. In 1996, the City funded the
establishment and work of the Potomac
West Alliance, a public/private partner-
ship of area businesses, residents, civic
and business organizations, with the
City, to coordinate City and community
economic development activities and to
engage in other activities to improve the
Potomac West area. That organization
continued until 2000.

home above was for sale
in 1920

In recent times, this area has continued to
grow and evolve. Through the combined
efforts of the City, the Potomac West
Business Association and active citizen
associations, the community continues to
attract new residents and businesses.

AVENUE CHARACTERISTICS / 9




1. Census Tracts 12.02,
13.00 and 14.00
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2.3 Demographic
Characteristics

The neighborhoods surrounding the
study area, including Del Ray, Warwick
Village and Mt. Jefferson’, have

- experienced a significant change in

demographics over the past 15 years.
Generally speaking, the area has become
attractive to urban professionals, with
higher educational levels, more income
and fewer children.

While the area experienced a 6.8% loss in
population during the 1990s, the number
of households increased by 3.8%. Thus,
the average household size has been
reduced, from 2.4 persons per household
in 1990 to 2.17 persons in 2000 (though
still higher than the city-wide average

of 2.04 persons per household). The
number of single-person households rose
by 21.3% during the 1990s to represent
38.5% of all households. It should be
noted that the number of housing units

in the area remained constant during the
time period; the increase in the number of
households is attributable to the reduc-
tion in the number of vacant units, from
6% of the housing stock in 1990 to 2.5% of
the stock in 2000.

During the 1990s, an increasing number of
homes were purchased and renovated by
urban professionals, with the percentage
of owner-occupied homes rising by 13.6%
to encompass 53.1% of all households,
substantially higher than the 40% owner-
occupancy experienced city-wide.

Almost all of the 6.8% population loss can
be attributed to a loss in minority resi-
dents. Overall, the minority population in
the neighborhood declined modestly as a
percentage of the total population between
1990 and 2000 (from 39.4% of the popula-
tion to 36.8%). However, a significant
number of Black residents (1,028 persons)
left the neighborhood over the 10 year
period, reducing that population by 33.3%

from the 1990 count of 3,085 persons. At
the same time, the Hispanic population
increased by 295 persons (or 34.6%).

The educational levels of residents

also increased substantially, with the
percentage of residents over 25 years of
age with a college degree increasing by
31.8% between 1990 and 2000.

In 2000, the average household income
was $80,069, about 4.8 % higher than
the $76,370 average for all City house-
holds. This is a substantial reversal from
1990, where the average income of all
City households at $52,581 was 12.6%
higher than the neighborhoods’ average
of $46,684, and from earlier decades
when there was a much larger disparity
between incomes of neighborhood
residents and those of City residents as
a whole, with neighborhood residents
having significantly lower incomes.

The increased vibrancy of the area as a
mixed-use urban neighborhood has been
attracting new residents, who are gener-
ally single, with higher educational levels
and higher incomes— those most able to
afford the rapidly rising housing prices.

2.4 Existing Land Use

Mt. Vernon Avenue consists of a dynamic
mix of land uses and building func-

tions. (see Figure 2.2) Currently, the
predominant land uses involve a variety
of commercial activities, including retail
and office uses. The variation of establish-
ments and restaurants, ranging from
small antique stores and coffee shops to
full-service restaurants, offers residents
and visitors convenience-type shopping
and entertainment opportunities. Typical
office uses consist of small businesses
such as professional services, printing,
banking, graphic arts and other enterprise
support services.

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN
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Service uses, such as Kesterson Plumbing
and Heating, R&B Heating and Air
Conditioning, and Fannon Printing are
also located on the Avenue. There are
several large institutional uses on Mt.
Vernon Avenue, including Mt. Vernon
Community School and Recreation
Center, George Washington Middle
School, the Salvation Army and the City
of Alexandria Department of Human
Services. Automobile-oriented uses are
also prevalent in the southern part of the
Avenue and include two car dealerships,
two gas stations with car repair service.

Though residential uses surround the

Mt. Vernon Avenue commercial area,
residential uses along the Avenue are
generally located north of Commonwealth
Avenue and south of Nelson Avenue.
These include single-family town homes
and multifamily apartments. A limited
number of residential structures also exist
between Commonwealth and Nelson
Avenues, including both single-family
detached units and residential apartments
above commercial uses. Several single-
family detached and multifamily units are
also located along Monroe Avenue.

Figure 2.3 provides a summary of the
land uses that are adjacent to the Avenue.

As part of the planning process, the Work
Group identified a series of opportunity
sites. (see Figure 2.4) The opportunity sites
are properties that are either vacant, unde-
rutilized or have a propensity to change
over time. See Section 4.3 for a list of the
sites and recommendations to guide future
short and long term changes for each site.

Residential 493 Dus
Retail 151,000 SF
Restaurants 45,250 SF
Office 163,500 SF
Institutional 371,500 SF
Auto Oriented 65,000 SF

Figure 2.3 Land Use Summary
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2.5 Existing Zoning .

The predominant zoning of the commer-
cially developed properties fronting Mt.
Vernon Avenue is CL/Commercial Low.
The purpose of the CL zone is to provide
for small scale retail and service uses that
are pedestrian-oriented and typically
serve the neighborhood. Permitted uses
include residences, business and profes-
sional offices, retail shops and personal
service uses such as beauty salons. Special
use permit uses include day care center,
massage establishment, outdoor garden
center, restaurant, and social service use.

Along the Avenue, the publicly-owned
institutional properties are not zoned

for commercial use. These include the

Mt. Vernon Community School, zoned
R-2-5/Single and Two Family zone; and
the Mt. Vernon Recreational Center

and Colasanto Park properties zoned
POS/Public Open Space. The residences
between Nelson and Luray Avenues .
are zoned RB/Townhouse zone, and the
residential neighborhoods that abut the
corridor south of Luray Avenue and north
of Commonwealth Avenue are primarily
zoned RB and R-2-5.

Prior to the adoption of the 1992

Potomac West Small Area Plan and the
1992 City-wide comprehensive rezoning,
the commercial properties along Mt.
Vernon Avenue were zoned to allow a
significantly larger scale of development
than the neighborhood (and the character
of the neighborhood) could support --

a 3.0 Floor Area Ratio (FAR), with a 150
foot building height. This zoning was
immediately adjacent to low and medium
density residential neighborhoods.

Recognizing that this scale was incompat-

ible with, and would have substantial

impact on the small lot, 2-3 story pattern

of existing development, the zoning was
changed to include an FAR of .75 for lots

with an area of 5,500 square feet or less .

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN
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for nonresidential uses, and .5 (up to .75,
with special use permit approval) for lots
larger than 5,500 square feet. Maximum
residential FAR is .75, with the density
not to exceed a maximum of 27 dwelling
units per acre for multifamily uses or

22 units per acre for townhouse develop-
ments. The building height was reduced
to 35 feet for a flat roof and up to 45 feet
for a pitched roof.

The maximum allowable FAR of up to .75
was identified in this planning process as
a key issue that constrained the ability to
have infill development consistent with
the existing building pattern, particularly
in the Historic Core. A number of existing
buildings along the Avenue are already
developed beyond this FAR, including

a one-story structure and a number of
historically-contributing buildings. The
sections of the Avenue that create the
strongest traditional main street character
have a consistent facade of two stories

or more. The current FAR is too low

to acheive this ideal building form. In
addition to the preferred two-story height
of buildings, a number of lots are small
and may not be feasible to develop or
redevelop at a .75 FAR when designed to
modern building code requirements.

In addition, with the adoption of the CL
District in 1992 a purposeful effort was
made to focus the area for more pedes-
trian-friendly uses. Automobile-oriented
uses, such drive through windows, gas
stations, auto sales, and services, were
removed from the listing of allowable uses.
Existing uses were made noncomplying
and no new ones can be established.

2.6 Open and Public Spaces

Given the existing development pattern
along Mt. Vernon Avenue within the
study area, there are few open spaces
and public gathering spaces. There are
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several large public park/open spaces on
the edges of the study area. Colasanto
Park (named for the late Alexandria
resident—Nicholas Colasanto—who
was the city manager of Alexandria
during the late 1940s and served five
terms on the City Council) is located
north of the Mt. Vernon Community
School and Recreation Center. The park
includes the triangular green, open space,
the swimming pool and tennis courts.
Simpson Stadium Park is another large
park lotated just beyond the boundaries
of the ltudy area on Monroe Avenue,
near Route 1. The 13-acre park includes
basketball and tennis courts, a play-
ground, jogging/walking trail, demon-
stration gardens, baseball fields, a dog
exercise area, and restrooms. Ball fields
are located at Braddock Field adjacent to
the George Washington Middle School,
at the intersection of Mt. Vernon Avenue
and Braddock Road. A series of small
neighborhood parks abut the study area,
including the Mt. Jefferson Park and
Greenway, Mt. Ida Greenway, Charles
W. Hill Park, St. Asaph Park, and Mason
Avenue Mini Park.

Colasanto Park

Mt. Vernon Recreation Center

While not part of this planning process,
the community recently identified, in
response to the Open Space Steering
Committee’s report to City Council on
priority open space sites, several sites in
the neighborhood that could be acquired
and preserved as open space. In order to
be designated by City Council as open
space sites, the site(s) must be nominated
for official consideration and acceptance.
None of the following sites have under-
gone this process to date. Of the sites
suggested, only one is located within the
study area: the vacant property located
on the east side of Mt. Vernon Avenue
between Custis and Del Ray Avenues
that is periodically used for community
events, including the Art on the Avenue
festival held in October each year.
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1. The Potomac West
area is one of the City's
14 planning areas,
encompassing this study
area as well as portions of
the surrounding area

5.000 -
4.000
3.000 -

Units

The Work Group has identified this
property as a potential opportunity site
for infill development. (See Section 4.3
for details.) The other sites identified

by the community, though outside the
boundaries Qf the Plan, are located at the:

¢ Intersection of Del Ray Avenue and
Commonwealth Avenue

¢ Intersection of W. Mt. Ida Avenue and
Hickory Street

¢ Intersection of Russell Road and
Rosecrest Avenue

¢ Intersection of W. Glebe Road and Mt.
Vernon Avenue

¢ Intersection of Howell Avenue and
Jefferson Davis Highway (Route 1)

¢ Intersection of Lloyds Lane and
Russell Road

* Property within Potomac Yard

The community meets informally at

shops, restaurants, and along the Avenue.

Community events are held in a variety
of locations, including on the Avenue,

at the Mt. Vernon Avenue Community
School, the Mt. Vernon Recreation Center
and at Colasanto Park. The most formal-
ized public gathering space along the
Avenue is the public parking lot located
at the corner of Oxford and Mt. Vernon
Avenues. From April to December, the

(=] 2000 mam e i e h s e e iem e

Housin

1.000

1997 1998

Less than $100.000
$150.000 t 0 $199,999
$250.000 or More

2003

1999 2000 2001 2002 2004

$100.000 to $149.999
$200.000 to $249.000

Figure 25 Median Assessment for Single Family Homes and
Residential Condiminiums Source: Department of Real Estate Assessments
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Del Ray Farmers’ Market is held on
Saturday mornings. First Thursday
events sponsored by the Potomac West
Business Association also use this space
during summer months. The staging of
other annual events, such as Art on the
Avenue, also occurs there, as do other
special community events.

Work Group and community members
have expressed a strong desire for a town
square that could accommodate small
and large gatherings. Several locations
for a town square were evaluated. See
Section 4.3 for the details of the evalua-
tion and recommended location.

2.7 Affordable Housing

The need for affordable housing citywide
is a critical issue facing the City as a
whole. Increasing property values and
attractive market conditions are rapidly
pricing the average Alexandrian out of
the housing market. Between 1998 and
2004, assessed values for single family
homes increased 112.1% in the Potomac
West area' versus 99.6% city-wide. A
similar pattern has occurred with condo-
minium properties where assessed values
rose faster in Potomac West (176.8%) than
in the City as a whole (111.7%).

In the Potomac West area alone, the
number of single-family homes and
condominijum units assessed at less than
$100,000 dropped from 1,055 in 1997 to
47 in 2004. As depicted in Figure 2.5, the
number of homes assessed at $250,000
and over skyrocketed from 429 in 1997

to 4,595 in 2004, with very little new
construction activity. As a result, it is
becoming increasingly difficult to find
affordable housing in the neighborhood.
Thus, the provision of affordable housing
on Mt. Vernon Avenue is a critical
component of the City’s goal to ensure
that housing is available and affordable to
residents at all income levels.
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In 1993, the City adopted an affordable
housing policy to address many key
concerns, including the high cost of
housing in the City, the loss of previously
affordable market rate housing, insuf-
ficient federal expenditures for housing,
and a need for rental housing appropri-
ately sized for families.

The City’s Affordable Housing Policy
was last updated in November 2002 and
defines affordable housing as housing
that a household can afford without
paying more than 30 percent of its income
for rent or 32 percent of its income for
mortgage payments. The maximum
income limits for City homeownership
assistance programs currently ranges
from $68,700 for one or two persons

to $79,500 for three or more persons.

The maximum sales price limit for City
homeownership assistance programs is
currently $370,800. With the rising values
in the Potomac West area, it is increas-
ingly difficult to find housing at a price
where the prospective purchaser can
participate in the City’s homeownership
assistance programs.

For new rental housing, the City has

a Set-Aside Rental Unit Program. The
City arranges for set-aside rental units in
new developments and monitors these
programs to ensure that the units are
rented to persons within the specified
income limits and at the specified rents.
The maximum income limits for this
program are based on the United States
Department of Housing and Urban
Development criterion of 60 percent of
area median income. At this writing,
these income levels range from $36,540
for a single person household to $68,880
for a household of eight or more people.
Maximum gross rent limits for the
Set-Aside Rental Unit Program are based
on the Federal Low Income Tax Credit
Program. Rents allowed in the City for
households at 60 percent of the median
income range from $913 for an efficiency
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unit to $1,670 for a five-bedroom unit.
These figures, along with the City’s
Affordable Housing Policy, are reviewed
and updated from time to time.

2.8 Streetscape

The City of Alexandria implemented
streetscape improvements over 15 years
ago, including utility undergrounding,
new sidewalks, street trees and street
signs, along the Mt. Vernon Avenue
frontage from Arlandria south to
Bellefonte Avenue. Recent work has
focused on the last phase of the under-
grounding of utilities from Bellefonte
Aveni)‘e to Nelson Avenue that will

be completed this fall. In addition, the
City recently implemented crosswalk

improvements at each intersection along

the Avenue within the Historic Core area,

between Uhler and Bellefonte Avenues.

While the City has committed resources
over time to improve Mt. Vernon Avenue,
some outstanding streetscape issues
remain. Members of the Work Group and
the community have expressed concern
about an insufficient level of lighting on
the sidewalks. Cobra-head light fixtures
light the street but do not, in many cases,
provide adequate illumination of the
sidewalk. As a consequence, residents
have expressed safety concerns and
strongly support the installation of pedes-
trian scale lighting along the Avenue.

There is a discontinuity of street tree
planting on portions of the Avenue, with
some portions completely lacking in
street trees. A number of the existing trees
have reached maturity and may need to
be replaced in the near future. There is a
similar lack of or discontinuity of street
furniture, including benches, trash cans
and bus shelters. With regard to sidewalk
paving, many property owners did not
participate in the City’s offer many years
ago to extend the sidewalk pavers onto
their private property, when the original

Lack of street trees and amenities
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streetscape improvements were made.
Thus, there are a number of instances in
the main retail core of the Avenue where
the area of private property between

the building wall and the property line
consists of asphalt or concrete, rather than
pavers or landscaping.

The streetscape along the entire length

of the Avenue varies. While the Avenue
has seen many recent improvements, it
requires maintenance to ensure that it

continues to embody its present character.

Recommendations to strengthen and
improve the streetscape are detailed in
Section 6.5 of the Plan.

2.9 Pedestrian Circulation

During the planning process, community
and Work Group members have stressed
their desire to enhance and strengthen
the existing pedestrian connections along
Mt. Vernon Avenue to reinforce the
primacy of the pedestrian over automo-
biles, to increase pedestrian safety and to
encourage people to walk to the Avenue.

The pedestrian experience along the
length of the Avenue varies. While past
streetscape improvements made in
conjunction with the City’s program of
placing overhead utility lines under-
ground have resulted in attractive public
sidewalks, with street trees, many private
properties that abut the sidewalk have
not been similarly improved. These
semi-public spaces should be improved
with pavers and/or landscaping that
will enhance the street frontage. The
final section of the public program from
Bellefonte to Nelson Avenues will be
completed this year, with streetscape
improvements to follow. In other sections
of the Avenue, additional improvements
to screen parking or on-site storage,

and widen sidewalks, should be under-
taken to enhance the pedestrian environ-
ment and encourage people to walk
comfortably along the Avenue.
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In addition to pedestrian circulation
along the street, Mt. Vernon Avenue has
access to both local and regional trail
networks. (See Figure 2.6.) These include
off-street and on-street bike trails, out-of- .
city bike trails, historic trails and future
trail connections. There is a concentration
of trail access points and the junction of
Mt. Vernon Avenue and Braddock Road,
and there are opportunities to enhance
access to trails to the north and the east of
the Avenue. Recent streetscape improve-
ments along the Avenue include bulb-
outs designed to slow down traffic along
the Avenue and provide a safe area

for pejestrians to wait to cross the street.
Section 4.3 for recommended improve-
ments/designed to enhance and promote
pedestrian circulation.

2.10 Vehicular Circulation

Mt. Vernon Avenue is a two-way street
along its entire length with a single lane
of traffic in each direction from Braddock
Road north to Raymond Avenue. The
number of travel lanes increases to four
between Raymond Avenue and West
Glebe Road, with a free flow right in the
southbound direction where the four
lanes transition down to two lanes. This
change in roadway size dramatically
alters the character of this northern
portion of the study area, and has raised
issues related to vehicle speeding and
pedestrian crossing safety. In this .39-
mile (about 2,060 feet) stretch from W.
Glebe Road to Commonwealth Avenue,
there are no controlled intersections to
help reduce travel speeds and to provide
opportunity for safe pedestrian crossing.

On-street parking is generally permitted
on both sides of Mt. Vernon Avenue
from Braddock Road to Commonwealth
Avenue, except in front of Mt. Vernon
Elementary and George Washington
Middle Schools. The parking is generally
signed for 2-hour parking (9:00 a.m. to
5:00 p.m.) to encourage turnover and
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availability for retail customers. There is
currently no on-street parking in the four
lane section north of Raymond Avenue.

2.11 Transit

The Braddock Road Metro Station

is the nearest Metrorail stop to Mt.
Vernon Avenue, with access to both the
Yellow and Blue Lines. The proximity

of Metrorail adds great value for area
residents who use it for leisure or
commuting. Existing bus routes along
Mt. Vernon Avenue are currently limited
to WMATA Metrobus service. These bus
routes include:

¢ 10A—Hunting Towers to the Pentagon
via Crystal City

¢ 10B—Hunting Towers to Ballston via
Shirlington

¢ 10E—AM rush north to Pentagon
(return travels on Route 1), PM
rush heading south (return travels on
Route 1)

¢ 10P—Braddock Road Metro Station to
Crystal City via South Glebe Road and
Potomac Yard Shopping Center

During peak and non-peak hours on
weekdays and Saturdays, headways

along Mt. Vernon Avenue average about
15 minutes. The 10 E bus has a shorter,

10 minute headway, however, it provides
limited weekday service from the intersec-
tion of Mt. Vernon Avenue and Monroe
Avenue to the Pentagon, traveling north-
bound in the moming and southbound

in the afternoon. In addition, the service
provided by the 10P tends to overlap the
10 A and 10 B, traveling within one or two
minutes of both buses, which generally
have 30 minute headways. This overlap
creates service inefficiencies leading to
gaps in service and uncertainty among bus
riders as to the bus schedules.

The City of Alexandria’s bus system,
DABSH, is currently planning for an
expanded maintenance facility that will

permit the agency to acquire new buses in
future years. The new facility, anticipated
to be completed in 2008, will allow

DASH to initiate service on Mt. Vernon
Avenue, providing the opportunity for
expanded routes, including a loop route
between Potomac Yard, the Braddock
Road Metro Station, and the Avenue,

and for more frequent headways. It

is anticipated that the DASH service
could likely replace the service currently
offered by WMATA's 10P route. Based
upon demand, 10- to 15- minute peak
headways are anticipated, with 20- to

30- off-peak headways. Although the non-
peak headways will increase slightly, as

a practical matter, the service will reduce
existing inefficiencies by providing
increased schedule reliability, thus
promoting bus ridership to the Avenue.

2.12 Parking

Consistent with other urban neighbor-
hoods whose development generally
predates the use of the automobile as a
primary means of transportation, parking
is often mentioned as a concern by resi-
dents and business owners in Del Ray. The
perception of an insufficient amount of
parking is widely held and causes neigh-
borhood concern when new businesses
seek to locate on Mt. Vernon Avenue

or existing businesses desire to expand
their operations. Much of the area was
developed with small, shallow lots that
constrain the ability to provide parking for
these businesses. The same development
pattern exists on the nearby residential
streets in Del Ray, with many residences
built with no or limited off-street parking.
As is the trend citywide, a substantial
number of residents in Del Ray own more
vehicles than can be accommodated on
their property, with additional vehicles
parked on the street. As a result, there is
competition for parking spaces between
residents and business owners, their
employees and customers.

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN

NOVEMBER 2004 DRAFT




As a consequence, parking is often a
concern by the community. To address
these concerns, the Work Group, assisted
by staff, studied the current demand and
utilization of parking on the Avenue, in the
first block of streets that cross the Avenue,
and several parking lots to evaluate
parking supply, demand and make recom-
mendations. See Section 5.2 and 5.3 of the
Plan for a discussion of the parking study
and recommended parking strategy.

2.13 Business
Characteristics

The first Enterprise Zone in Northern
Virginia was designated for the northeast
section of the City of Alexandria in 1994.
The boundaries of the Enterprise Zone
extend from the City limits on the north,
to a portion of Windsor Avenue on the
south, the west side of Route 1 to the east,
and portions of Russell Road and West
Glebe Road to the west. The Zone consists
of approximately 690 acres and represents
6.5% of the 10,048 total acres in the City.
The commercial properties located in the
Commonwealth District and a portion of
the Historic Core are located in the Zone.
The purpose of the Zone is to stimulate
private investment and job opportunities
by offering state and local incentives to
businesses. The estimated number of total
businesses in the Zone is 598, with approx-
imately 70 new business licensed in 2002.
The Alexandria Economic Development
Partnership (AEDP) administers the Zone,
and interested businesses should contact
them for details about Zone incentives.

Although built for the requirements of a
bygone era, Mt. Vernon Avenue’s retail
position remains competitive today as

a location for shopping and dining in a
small town atmosphere. The Avenue’s
small town feel is reflected in its retail '
and restaurant businesses, most of which
are independently owned and operated.
Several of the Avenue’s businesses have a
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Figure 2.6 Mt. Vernon Avenue Restaurants, 2004

Fireflies 1501 Mt. Vernon
Al's Steakhouse 1504 Mt. Vernon
Mancini's Cafe 1508 Mt. Vemon
Mt. Vernon Deli 1606 Mt. Vernon
Los Amigos 1905 Mt. Vernon
Evening Star Cafe 2000 Mt. Vernon

2003-A Mt. Vernon
2018 Mt. Vernon
2300 Mt. Vernon
2310 Mt. Vernon
2400-B Mt. Vernon

Sundae Times

Thai Peppers

St. Elmo’s Coffee Pub
Del Ray Dreamery
Taqueriia Poblano

Caboo?e Bakery 2419 Mt. Vernon
Tsim Yung Chinese Food 2603 Mt. Vernon
Los Tids Grill 2615 Mt. Vernon
Georgio’s Piatsa 3015 Mt. Vernon

3045 Mt. Vernon

Mand?rin Inn

Figure 2.7 Retail-oriented Businesses along
Mt. Vernon Ave., 2004

Type of Business

Food Service (restaurants, etc.) 12
Misc. Shoppers’ Goods
Salon

Housewares, etc.

Misc. Personal Services
Auto Sales and Service
Convenience/Food/Drugs
Apparel

Financial Services

Studio (dance, etc.)

Total

W s b NN 00O

o
~

regional reputation, which has helped the
area gain more recognition in recent years
among many Washington-area consumers.

The Avenue has a mix of restaurant, retail
and service businesses. With the restau-
rants, the food service options range from
full table service restaurants, to quick-
service and take-out establishments, to
dessert-oriented businesses. These restau-
rants offer, on average, indoor seating

for about 40 patrons. A few reStaurants
have outdoor seating as well. The current
restaurants in the main commercial core
are listed in Figure 2.6.

Note: Retail-Oriented
businesses include
restaurants, retail stores,
and personal services
that derive a significant
share of business from
walk-in clientele.
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Non-restaurant businesses are also
prevalent along the Avenue. Most of the
Avenue’s retail-oriented businesses are
located in buildings with storefronts that
face directly onto the street. These retail
and personal service businesses range
from household goods to vintage clothing.

As shown in Figure 2.7, food service

is the most common retail-oriented
category, with 12 restaurants and related
establishments along the Avenue. Nine
stores sell miscellaneous shoppers’
goods (ranging from electronics to
pottery to general merchandise), and
eight sell housewares such as antiques,
hardware, etc. The Avenue also contains
eight beauty salons, the most common
type of personal service establishment.

The Avenue’s three focus areas, as
identified in this Plan, have distinct
characteristics regarding their business
composition, as follows:

Building in Commonwealth District

Commonwealth District .

In the Commonwealth District, commer-
cial development exists only along the east
side of the Avenue across from the Mt.
Vemon Community School and Recreation
Center properties. Consequently, the
overall intensity of commercial activity

is less than in the Core or in the Monroe
Gateway areas, where retail exists on both
sides of the street.

The south end of the Commonwealth
District houses two institutional uses,

the First Agape Baptist Community of
Faith and the Alexandria Department of
Human Services. Directly across from the
Mt. Vernon School in the 2600 block, there
are two strips of retail shops, containing
nine retail businesses. A number of these
shops have high business turnover. To

the north, separated by an apartment
building and two vacant parcels, is the
underutilized one-acre site that currently
contains SunTrust Bank and ASAP ‘
Printing & Mailing. The retail in this area
lacks in continuity and retail character

to be a successful part of the pedestrian
retail experience in the long term.
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Historic Core

The Avenue’s Historic Core, in the
1900-2400 blocks of Mt. Vernon Avenue,
contains the majority of corridor’s retail
and restaurant establishments. Of the 67
retail-oriented establishments noted in
the preceding table, 37 are located within
the Historic Core, including seven of the
12 restaurants and six of the eight salons.

Both sides of Mt. Vernon Avenue
throughout the Historic Core are devel-
oped with buildings that are suitable for
retail use, creating a continuous expanse
of retail and restaurant activity through
most of the six-block area.

Many other businesses, besides those that
are retail-serving, are located within this
area as well. Commercial buildings in the
Core tend to be multi-story structures
with retail-appropriate space on the
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Multi-story retail and office space

ground level, and office space available
on the upper stories. As a result, there

is considerable business activity, in both
retail and non-retail sectors. Figure 2.8
illustrates the overall business mix within
the Historic Core area.

As shown, retail, restaurants and personal
services combined constitute just over
40% of the total businesses located in

the Historic Core, with the remainder
consisting primarily of offices uses, such as
professional service firms and non-profit
organizations. Many of these non-retail
establishments are located above retail
stores, or in small-scale office buildings
such as the Potomac Town Square office
condominium at the northwest corner of
Mt. Vernon and Custis Avenues.

Figure 2.8 Historic Core
Businesses by Category, 2004
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Monroe Gateway

The Monroe Gateway area along Mt. Another important area within the |
Vernon Avenue has less intensive retail Monroe Gateway is the section of Monroe |
development than does the Core itself. Avenue running east of Mt. Vernon
Contributing to this lack of retail intensity Avenue to Route 1. While this 1/3-mile ’
is the cluster of auto sales and service stretch contains largely residential uses, |
uses between Monroe and Duncan it also houses a Burke & Herbert Bank,
Avenues, with two service stations and located near the Mt. Vernon Avenue
two recently renovated car dealerships. intersection, as well as a Giant super-
The two dealerships, Alexandria Hyundai  market and CVS pharmacy situated on
and Audi of Alexandria, utilize a series adjoining parcels with a shared parking
of adjoining parcels on both sides of Mt. area. The Giant supermarket is located
Vernon Avenue that combine to a size of in a 24,000 square foot building, consid-
over two acres. erably smaller than is common in the
. . . market today. As new grocery stores are
In addition to the automotive businesses, provided on redevelopment parcels in
the Monroe Gateway area is home other proximate areas of the City, there is
to the Salvation Army Alexandria Corps concern about the long-term viability of

headquarters (at the corner of Mt. Vernon this undersized store.
and Bellefonte Avenues), and two non-

retail contracting firms. Retail-oriented Two sizable institutional uses are also
uses, in buildings similar to those found located along Monroe Avenue, the
in the Historic Core, are interspersed Alexandria Branch YMCA, and the St.

with the automotive businesses and other ~ Andrew & St. Margaret of Scotland
non-retail establishments. The automobile = Anglican Catholic Church. Both the
dealerships and service uses interrupt the YMCA and the church are located on the
continuity of retail uses along this section north side of the street, while the Giant
of the Avenue, making it difficult to have and CVS are on the south side.

an active retail environment.

Varied uses make it difficult to activate a retail environment.
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- Retail Market 3.0
o

This chapter provides an analysis of 3.2 Retail Market Analysis
existing market conditions, market
projections through 2010, and outlines
a strategy and recommendations to
enhance the market.

A retail market analysis has been
prepared to identify retail development
opportlnities for Mt. Vernon Avenue.
This an;‘alysis examined current retail

3.1 Guiding Principles activity along Mt. Vernon Avenue
from Nelson Avenue northward to
Encourage independent retail Commonwealth Avenue, as well as
o Strengthen efforts to retain existing projected changes in retail demand
independent businesses through 2010.

¢ Focus on recruiting unique retail stores )
that are locally owned and operated, - The analysxls has found that:
‘ and compatible with the character of ¢ The retail market along Mt. Vernon
the Avenue Avenue is largely in balance between
« Focus on retail sectors that pose the the supply and demand of retail

greatest opportunity for growth in a space. With help from the enhanced
main street environment marketing efforts recently under-

taken by the Potomac West Business

Capitalize on neighborhood arts Association, there will be a modest

community demand for retail space through

e Incorporate public art into the 2010 along the Avenue —estimated at
Avenue’s streetscape approximately 10,000 square feet.

¢ Continue to offer events and festivals * The strongest demand is for restau-
that promote the wares and abilities of rants, with some demand for
local artists Convenience Goods stores. Overall,

there is projected to be a diminishing
demand for Comparison Goods stores;
however some sectors, such as home
furnishings, are identified as potential
growth areas.

* Retail sectors that pose the greatest
opportunity for growth along Mt.
Vernon Avenue include specialty/
gourmet food markets, confectionary
shops, home furnishings, antiques,
art supplies, and restaurants such as
diners and family-style establishments.

Watercolor by Alice Kale.
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The retail component of Mt. Vernon
Avenue consists primarily of older,
unanchored shopping nodes and small
stand-alone buildings. The Avenue itself
contains a mixture of retail, services,
commercial and residential uses.
Restaurants are the most common retail
use along the Avenue, and the increase
in the number of restaurants in recent
years has helped establish the Avenue
as an attractive alternative to Old Town,
especially for residents of the nearby
neighborhoods.

Suitability of Retail Space

With the character of the Avenue and the
small sizes of sites that are potentially
available for retail development, it is clear
that only certain types of retailers will fit
into the Avenue. In particular, the Avenue
is a strong location for Main Street-type
retail stores, but is not an acceptable
location for larger, more conventional
shopping centers.

Given this situation, this analysis
examines only the demand for Main
Street-type stores —those that would seek
a smaller store in an urbanized environ-
ment such as exists in the Del Ray portion
of Mt. Vernon Avenue.

It should be noted that the establishment
of the Avenue as a quaint retail district
should not cloud the realities of the
Washington region’s competitive retail
environment. Mt. Vernon Avenue will
continue to compete with other estab-
lished “urban Main Street” locations such
as Old Town Alexandria, and Clarendon/
Courthouse, Shirlington and Pentagon
Row in Arlington. These locations have
more regional drawing power, and will
continue to overshadow the Avenue in
the greater metropolitan marketplace.

Market Report Methodology ‘ I

To examine which retail sectors hold the
greatest promise for success along Mt.
Vernon Avenue, this analysis uses a 2002
report by Robert Charles Lesser & Co.
entitled Preliminary Market Analysis
for Mt. Vernon Avenue Corridor as a
starting point. This Plan augments the
Preliminary Market Analysis with more
detailed information concerning a recom-
mended mix of retail stores to guide
future development along the Avenue.

The Preliminary Market Analysis used
marked-based economic assumptions to
reach a level of “unmet retail demand” —
that is, how much net new retail activity
can be supported along the Avenue. The
projections were calculated for 2006 and
estimated, among other things, the total
expenditure potentials for residents of the
nearby areas and the amount of inflow
(from outside of Alexandria) retail traffic.
The majority of these assumptions and
the methodology used to calculate expen-
diture estimates are carried forth into this
analysis, but modified to reflect projected
market conditions to 2010.

Throughout this analysis, retail estab-
lishments are divided into three broad
categories based on the nature of goods
and services provided. These categories
are as follows:

Convenience Goods Everyday items
such as groceries, toiletries, cards and
gifts, drug store items, florists’ products,
and related merchandise that consumers
typically purchase in establishments that
are proximate to their place of residence.
There is relatively little comparison shop-
ping for individual items.

Comparison Goods Items that typically
involve a certain degree of comparison
shopping for price, quality or selection.
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“Comparison Goods” include durable
items such as furniture, appliances and
household goods, as well as items such as
clothing, books, electronics, etc.

Food and Drink Establishments

that serve prepared food and/or drink
products to patrons, either in a dining or
carry-out format.

MARKET AREAS

Although the Avenue has, and will
continue to have, appeal to residents of
other areas, the largest share of retail
demand originates from residents within
the Primary Market Area (PMA) which
includes Del Ray and its immediately
surrounding neighborhoods. Other
significant sources of retail patronage
include the areas to the south, west,
and east. Figure 3.1 shows these four
market areas, as referenced throughout
this analysis.

A critical component of projecting future
retail demand is population growth in the
immediate areas. The number of house-
holds in the PMA is growing slowly,
primarily because this area is mostly
built out with stable residential neighbor-
hoods. Most new household growth in
the identified market areas is projected to
occur in the East and South market areas,
due to residential projects such as those
in the Potomac Yard, Carlyle, Eisenhower
East and Braddock Road Metro areas.

This analysis projects retail demand

to the year 2010. Figure 3.2 shows City
demographic projections of household
growth for each of the four market areas
along with the number of households
recorded in the 2000 Census.

As shown, the number of households
within the four market areas is projected
to increase by about 14 percent (or 4,000
households) between 2000 and 2010.
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Figure 3.1 Market Areas from Preliminary Market Analysis

2000 Census | 2010 projcton |26 Incresse

Primary Area 7,362 7,492 1.8%
East Area 5,049 6,322 25.2%
South Area 7,025 8,978 27.8%
West Area 9,479 10,168 7.3%
Total 28,915 32,960 14.0%

Figure 3.2 Market Area Population Projections
Sources: US Census Bureau and Alexandria Department of Planning & Zoning.

Inflow Estimates

Another input into the calculation of
retail demand potential concerns the rate
of “inflow” expenditures—or dollars
spent by customers who live outside of
these four market areas. The analysis
calculates inflow by estimating the
percentage of total retail sales that would
likely come from out-of-area patrons.
The percentage of sales from “inflow
consumers” is estimated at between 6
and 50 percent, depending on the store
category (generally Restaurants and
Comparison Goods stores generate more
inflow sales than do Convenience Goods
stores). Figure 3.3 provides a summary of
the estimated retail inflow percentages by
store category.
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Note: Figures represent Store Category Est. Inflow %

percentages of total Convenience Goods
market-area sales. G}écer}j T 25.0%
Pharmacies / Health 6.3%
Liqdor/ Gas / Convenience 31.3%
Misc. Retail 6.3%
Comparison Goods
General Merchandise 20%
Apparel / Accessories 20%
Sporting / Books / Music 20%
Office / Pets 20%
Electronics / Computers 20%
Fumiture / Housewares 20%
Restaurants
Restaurants (all) 50%

Figure3.3 Inflow Sales percent Estimates, 2010
Sources: US Census Bureau and Alexandria Department
of Planning & Zoning.

The estimated inflow is somewhat higher
than corresponding estimates within the
Preliminary Market Analysis report.

This is justified given the Avenue’s
increasing visibility among consumers
throughout the Washington region —due
in large part to effective marketing efforts
such as those undertaken by the Potomac
West Business Association.

Market Projections

The market projections that follow are
derived from the 2010 household and
inflow sales projections and estimate
the amount of net new demand for
retail stores along Mt. Vernon Avenue
through 2010.

As shown in Figure 3.4, the major retail
categories are predicted to experience
the following increased or reduced retail

demand through 2010:
Convenience Goods 22,000 26,500 4,500
Restaurant 40,000 48,400 8,400
Comparison Goods 38,000 35,300 -2,700
Total 28,915 32,960 10,200

Figure 3.4 Retail Demand in Square Feet, 2010

Sources: US Census Bureau and Alexandria Department of Planning & Zonin g.

¢ Convenience Goods
Approximately 4,500 square feet of
increased retail space.

¢ Restaurant
Approximately 8,400 square feet of
increased restaurant space.

* Comparison Goods
The market analysis predicts an
overall shrinkage in demand of
approximately 2,700 square feet for
main-street type Comparison Goods
retail along Mt. Vernon Avenue.
However, this does not mean that there
will be no further development in this
retail category. Within the Comparison
Goods category, there is projected to
be approximately 5,000 square feet of
increased demand in the Furniture/
Housewares retail sector.

These figures indicate that there is
modest, yet meaningful demand for
additional main street retail space along
Mt. Vernon Avenue. In light of the
projected net new retail demand along
Mt. Vernon Avenue through 2010, specific
retail sectors have been identified that
have the greatest potential to generate
new sales along Mt. Vernon Avenue, and
at the same time reflect the community’s
expressed preference for a vibrant and
unique main street experience. These
retail sectors are:

CONVENIENCE GOODS DEMAND

Dominated by grocery goods and drug
store items, the vast majority of the
nation’s Convenience Goods market is
satisfied by large-scale retailers such as
supermarkets, drug store chains and
convenience stores. Consumers

are highly sensitive to pricing and to
selection quantities, giving mass
retailers an immense advantage over
smaller, independent retailers in the
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Convenience Goods market. Independent
retailers are generally not competitive
with the larger stores when offering a
general line of merchandise.

However, specialized Convenience Goods
merchants are able to compete in the
marketplace when they offer a competi-
tive advantage based on specialization or
quality of their goods.

The market analysis identifies a modest
demand for Convenience Goods retailing
in the Mt. Vernon Avenue corridor, and
this demand will likely be satisfied by
specialized Convenience Goods retailers
offering specific services with personal-
ized customer service. Key Convenience
Goods sectors that can satisfy this
requirement include:

Meat, Seafood or Gourmet Foods

The food retailing market is undergoing
a dramatic transformation. On one hand,
supermarkets are becoming increasingly
large (often exceeding 50,000 or 100,000
square feet) and are being included as
components of superstores or ware-
house clubs. On the other hand, many
consumers are increasingly shopping

at specialty or gourmet food retailers for
fresh food.

Traditional butcher shops or seafood
markets were once thought to be obsolete,
but are now gaining preference, particu-
larly-among high-end food shoppers
who believe such stores offer fresher or
healthier merchandise. The Washington
region is home to many well-off
households that have ample disposable
income and an interest in high-end food
merchandise. Yet there are relatively
few specialty food markets such as
butchers in the region, and there are
few dedicated (non-restaurant) meat or
seafood markets in Alexandria.

Gourmet food stores that sell either a
variety of goods, or have a specialty,

are also a growth segment in the retailing
sector. Such retailers often sell packaged,
ready-to-eat foods and accompaniments
such as appetizers, cheeses and condi-
ments. Consumer tastes, particularly

in urban markets, are shifting towards

a preference for gourmet and imported
food items. Accordingly, expenditures

in gourmet foods categories are expected
to increase in coming years—U.S.

cheese expenditures alone are forecast

to increase by 20 percent over the next
five years.

Establishments such as gourmet or
specia]ty food stores can draw customers
from the local Del Ray market, as well as
establish a broader geographic base due
to a relative lack of direct competition.

Chocolatier or Confectionary

Some Convenience Goods can both
satisfy local customers’ needs yet also
complement a shopping district’s
Comparison Goods sector. One example
would be an establishment that produces
or sells sweets such as candies, choco-
lates, preserves, etc.

Such stores also have the ability to offer
products that appeal to a wide range of
budgets —from inexpensive or individu-
ally-wrapped treats to gourmet items
such as truffles, taffies, fudge products
and others. In addition, gourmet
chocolate sales are regarded as being a
fast-growing segment of the overall food
retailing market.

Shops that sell sweets can be very
successful in a pedestrian-oriented retail
setting due to their proclivity to attract
impulse buyers and to have a symbiotic
relationship with other nearby retailers.
Customers will often shop at other stores,
and then stop into a candy store for a
dessert or a special treat.
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Housewares

Antiques
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Mt. Vernon Avenue currently has
establishments that specialize in ice
cream or related products, showing that
sweets-based retailing can be successful
along the Avenue. A candy-oriented store
would complement these stores and
enhance the overall retail setting of the
neighborhood.

COMPARISON GOODS DEMAND

Similar to Convenience Goods, the
Comparison Goods market is largely

dominated by national-name chain stores.

Customers of mainstream Comparison
Goods tend to be very price conscious
and will patronize stores that offer a
competitive advantage on prices.

Many retail sectors, such as apparel, have
long been controlled by chain stores,

and the chains’ reach into the overall
Comparison Goods market has grown
stronger in recent years. Some retail
sectors have only recently seen a large
amount of expenditures at chain stores—
for example, sporting goods, music, pet
supplies, and computer equipment are all
sectors in which chain stores have made
significant advances in recent years.

Yet there are still opportunities for
smaller stores that sell these goods.
Customers who seek specialized or
higher-end merchandise value the exper-
tise, customer service, and personalized
attention that smaller stores can offer. It
is important for smaller retailers to avoid
concentrating on any product that large
nearby retailers sell because smaller
stores are generally not competitive on
price, and therefore must gain an advan-
tage through other means.

While the retail market analysis has
found there is no additional net new
demand for Comparison Goods retailing
along the Avenue, there are still some
growth areas that offer retailing poten-
tials. The most promising Comparison
Goods retail sectors include:

Housewares and Home Furnishings

Consumers in the Washington region
spend much more on furniture and
housewares than do residents of most
parts of the country. Washington house-
holds spend 60 percent more on furniture
and nearly 50 percent more on housewares
than do most American households.

Much of this is attributable both to the high
incomes of many area households and

also to the transient nature of the region’s
population —when people move into a new
house, their expenditures on furniture and
housewares increase dramatically.

While much of the housewares market is
dominated by mass retailers and specialty
chains (Crate & Barrel, etc.), there is

still ample demand in the marketplace
for specialty housewares, particularly
upscale or handmade/custom-made
goods. The housewares market is thought
to be one of the most recession-proof
retail industries, especially in areas such
as Northern Virginia that are growing in
wealth and population.

The overall housewares retail category
includes a diverse array of products,

and the niche potential for housewares
retailing is substantial. The general rule of
thumb in housewares retailing in recent
years is the supposed shift from a needs-
based to a desire-based market—meaning
that people are more inclined to purchase
luxury goods than they have been in the
past. Long-term retail trends point to a
divaricating industry where housewares
are sold to either extremely budget-
conscious buyers or to the exact oppo-
site—buyers interested in uniqueness and
exclusivity. It is the exclusive buyers who
represent a major source of purchasing
power for the types of housewares stores
that would fit into Mt. Vernon Avenue.
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Examples of these types of stores include
those offering unique or hard-to-find
articles of household equipment such

as kitchen/cooking supplies, bathroom
merchandise, lamps and fixtures and
related goods.

Antiques/Artwork

Antiques and artwork retailers are
generally subject to the same economic
trends as general housewares retailers.
In retail markets such as the Washington
metro area, where housewares sell well,
antiques and artwork similarly enjoy a
large pool of potential customers.

However, one distinguishing feature
about antiques and artwork retail store
locations is that such stores tend to

be more successful if they are located
near other, similar stores such as in an
“antique row” or an arts district.

In this capacity, Mt. Vernon Avenue is
well positioned to take advantage of

its existing retail mix (which includes
numerous arts/antique related establish-
ments), current arts-related events such
as Arts on the Avenue, and also the
general reputation of Alexandria among
the regional arts community.

Artwork retailing may include visual arts
such as paintings and sculptures, and also
other handmade wares such as ceramics
or jewelry. Antique retailing may incor-
porate both generalized stores and also
those antique stores specializing in one
particular pursuit.

Antiques and artwork retailers depend
on an appreciative customer base that
can afford to spend money on luxury
goods such as art or antiques. Mt. Vernon
Avenue satisfies this criterion. This

retail category also conforms well to the
Avenue’s vision of promoting unique
retail offerings.

Art Supplies

Alexandria is renowned as an arts-
savvy city —due largely to the wide-
spread reputation of the Torpedo Factory
Art Center and art galleries in Old Town.
More locally, the Del Ray Artisans group
has long been driving arts-based
development along Mt. Vernon Avenue
and the recent success of Art on the
Avenue has helped to heighten the
neighborhood’s reputation among the
region’s arts community.

While Alexandria has built a notable
reputation for the arts, there is no large-
scale arts supply store within the City.

In fact, there are few throughout the
entire region. An art supply store offering
personalized expertise and service, as
well as hard-to-find supplies, could fill a
gap that currently exists in the market-
place. The art supply store currently
located in the Torpedo Factory is
extremely small, while other retail choices
include large chain craft stores that cater
to a more generalized customer base or
specialty arts stores located elsewhere in
the metro area.

The operation of an arts supply stores also
dovetails with the community’s desire to
continue stressing the arts in its develop-
ment strategy. Arts stores have the poten-
tial to draw artists from a region-wide
base and can augment the neighborhood'’s
reputation among arts enthusiasts.

Stationery/Custom Cards

Another sector for Main Street-type
retailing opportunities is stationery

and related goods. At first glance, the
stationery retailing industry is not one in
which to expect growth among smaller
retailers. The mainstay of the industry,
greeting cards, are available at most
supermarkets and drug stores for as little
as 99 cents —not leaving much room in
the market for independent competition.
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Further, many stationers’ products, such
as calendars and planners, have been
overtaken in the market by electronic
goods—available at reduced prices at
big-box electronics stores.

However, there are growth areas within the
independent retailing end of the stationery
market—stores that would be suitable to
Mt. Vermon Avenue. One such area is in
Custom Cards—greeting cards that are
printed specifically for one customer (i.e.,
wedding invitations and the like).

The Custom Cards market is one that
thrives on consumers who are looking
for a more unique product tl}lan what is
available at a mainstream retail outlet—
featuring items such as hanﬁ-made

cards and paper, along with journals and
scrapbooks. The overall demand for such
products is a small component of the
total stationery and card market, but it is
a demand that can be satisfied by quality
stores in desirable retail locations. These
are all items that a small retailer would be
able to sell competitively.

The stationery market is also subject to
fast-moving consumer trends, such as

the popularity in the last few years of
“scrapbooking.” While these trends alone
are not enough to support a store in the
long term, smaller retailers are often able
to more quickly respond to such trends
than are their larger counterparts, and
therefore can keep at the cutting edge of
consumer preferences. ‘

Independent stationers do not require

a lot of retail space, particularly if

the retailer does not sell many space-
demanding greeting cards. Because of
this, one feasible set-up for this type of
store (and one that would fit in along Mt.
Vernon Avenue) is as an ancillary use to
another, existing business.

RESTAURANT DEMAND

The development and success of restau-
rants along Mt. Vernon Avenue continues
to be one of the Avenue’s defining char-
acteristics. Del Ray has built a regional
reputation for its unique restaurants,

and with the market analysis indicating

a continuing demand for new restaurant
services, considerable opportunity still
exists for new food service establishments
along the Avenue.

For most of the past decade, American
families’ expenditures at restaurants
have grown annually. Current research
by the National Restaurant Association
predicts that restaurant expenditures
will increase by over four percent during
2004 alone. This high tendency to eat out
is particularly true in the Washington
region. It is estimated that Washington-
area households spend on average one-
third more on eating out than do typical
American households.

In Del Ray, the greatest opportunity

for restaurant growth is in the dinner-
oriented casual table-service market
segment. The more upscale fine-dining
segment is well satisfied by nearby King
Street and other high-priced areas, and
the “quick service” segment is largely
dependent on heavy lunchtime or
tourism customer traffic, neither of which
Del Ray has in abundance. However, an
upscale fine-dining restaurant would be a
welcome addition to the neighborhood.

The most successful approach to restau-
rant development along the Avenue is to
attract restaurants that fill a market niche
that is currently empty. Given this touch-
stone, there are several specific restaurant
themes that potentially fill a need in the
current market structure, as follows:
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Diner

Within the casual table service restaurant
market, one sector that is not currently
represented along the Avenue is the tradi-
tional diner. After years of losing market
share to fast food and other quick-
service restaurants, the popularity of
diners is again increasing, as consumers
look for traditional value-conscious
home-style food.

Diners offer an informal, family-friendly
atmosphere, and rarely serve alcohol.
One hallmark of diners is that breakfast
is often available throughout the day, and
the hours of operation frequently extend
beyond customary suppertime hours.

Throughout the country, the diner
market has seen increased popularity

in recent years. This is a theme that, in

a traditional urban storefront setting,
would work well on Mt. Vernon Avenue,
and fit in with the community’s desire to
maintain a casual, unpretentious, but yet
unique retail environment.

Family-oriented

Many of the restaurants located along
Mt. Vernon Avenue have been oriented
towards mature customers, not neces-
sarily targeting the family dining market.
A restaurant that is directly targeted
towards families would be a welcome
addition to the restaurant mix along Mt.
Vernon Avenue.

Given the market demand for additional
restaurant space, a family-oriented restau-
rant, with quality table-service food, a
varied menu, and reasonably competitive
pricing would find ample market support
from a Mt. Vernon Avenue location.

Restaurant with Entertainment/Arts

One way for a restaurant to stand out
among competing establishments is to
offer some type of live entertainment in
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addition to food service. While a purely
entertainment-oriented venue such as a
club would not be in character with the
Avenue, live music or entertainment in
an intimate setting within a restaurant
would add a unique customer experience
to the Avenue’s retail mix.

Entertainment is good for a restaurant’s
business because it creates a pleasant
diversion from the dining experience.
Such an offering also increases revenues
by encouraging patrons to stay longer
and creates a buzz among local residents
and other potential customers.

Live music or other entertainment

tends to be very effective in higher-
average-check restaurants as well as at
establishments such as coffee shops. Since
performers at such venues are often local
artists, such a restaurant could contribute
significantly to Mt. Vernon Avenue’s arts
promotion strategies.

A restaurant needs little in the way of
physical improvements to be ready for live
music or entertainment, and such activities
can easily be added to an existing restau-
rant. A stage is helpful, and accessories
such as acoustic ceiling or wall tiles help

to improve sound quality. Amplification
technology has improved to the point
where speakers are small and unobtrusive,
and can be easily aimed at specific parts

of the restaurant. Most performers bring
their own equipment, so that is typically
not within the restaurateur’s concern.

Entertainment/Arts

Live entertainment provides people

with an additional reason to come to a
particular area. Mt. Vernon Avenue could
benefit from an establishment offering
entertainment—whether it is a new
establishment altogether or a re-theming
of an existing restaurant. The Plan recom-
mendations are designed to build on the
existing market, promote independent
retail businesses, and foster opportunities
for continued market growth.
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3.3 Market Strategy and
Recommendations

New Retail Business Attraction Business Organization Approach

¢ Focus retail business attraction on e Enhance and strengthen the Potomac
sectors that have the greatest potential West Business Association as an
to generate new sales along Mt. organization to develop and imple-
Vernon Avenue, and at the same time ment marketing, promotions, and
reflect the community’s expressed retail management district initiatives

preference for a vibrant and unique
main street atmosphere. These include
the following:

Consider use of a business improvement

district (BID) as discussed in Section 3.5
JD to provide continuing funding for

Meat, seafood or gourmet food stores marketing and business related activities

Chocolatier or confectionar .
Arts Promotion

Housewares and home furnishings stores

Antiques and artwork store ¢ Promote the arts in tandem with

promoting other retail activity along

the Avenue. This would include
Stationery/custom card stores various elements of arts promotion (art
galleries, public art, etc.) would still
generate excitement for the Avenue

and is a goal that is reachable for the
neighborhood .

Art supply stores

New Restaurants

¢ Focus restaurant attraction on types

of food service that can fill a market
Public Art Program niche that is currently empty. There are
several specific restaurant themes that
potentially fill a need in the current
market structure, as follows:

Diner
Family-oriented restaurant

Restaurant with entertainment/arts

Example of Artists’ Loft Building, .

Artspace Projects Inc.
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| . 3.4 Arts Promotion Strategy

The arts comprise a fundamental
component to both the Avenue’s retail
marketing strategy and community
development strategy. A strong arts
promotion strategy will not only
encourage the arts to flourish along Mt.
Vernon Avenue, but it will also contribute
to the vitality of the Avenue in general.

An arts promotion strategy that includes
the development of a major anchor
project would generate the most excite-
ment for Mt. Vernon Avenue, but is

likely not practicable given the land and
space constraints in the neighborhood.

A non-anchor strategy that incorporates
various elements of arts promotion (art
galleries, public art, etc.) would still
generate excitement for the Avenue and is
a goal that is reachable for the neighbor-
hood. Regardless of the anchor strategy
however, other components of the arts
promotion strategy such as encouraging
public art or pursuing an art supply
retail store or education center, should be
vigorously pursued.

Promoting the arts in tandem with
promoting other retail activity along
the Avenue will help to ensure that
this unique component of Mt. Vernon
Avenue’s character will remain a
significant feature of the area.

An essential component of the planning
process for Mt. Vernon Avenue involves
promoting the arts. The arts have
consistently played an important role
in Mt. Vernon Avenue’s growth into the
vibrant Main Street atmosphere that it
is today. From the work of the Del Ray
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Artisans organization to the success of
Art on the Avenue, arts and the Avenue
have gone hand-in-hand. This Plan
places a high priority on developing

and maintaining the arts as a prominent
feature of Mt. Vernon Avenue’s retail and
cultural offerings.

Example of Artists’ Loft Building,

This section addresses the specifics of Artspace Projects Inc.

an arts-based marketing strategy for Mt.
Vernon Avenue—an effort intended to
run concurrently with other planning and
business-related efforts.

An arts promotion strategy for Mt.
Vernon Avenue could follow one or more
of the following routes:

¢ Option 1—Anchor Strategy
Having an “anchor” facility, such as a
large artists’ studio development as the
focal point of the strategy.

¢ Option 2—Non-anchor Strategy
Conducting the arts promotion
strategy without an anchor develop-
ment, using artists’ studios scattered
throughout the Avenue, as well as
other means of arts promotion.

r .

Themed Public Art Sculptures

* Option 3—Bolstering Art by
Other Means
Including other elements in the arts
promotion strategy besides artists’
studios, such as increased arts festivals,
promoting public art displays, and
attracting an art supply store or an art
education center.

These three options are presented in
detail below:
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Loft Buzldmg Concept Sketch,
Artspace Projects Inc.
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Option 1—Anchor Strategy

An anchor facility, when referring to

an arts promotion strategy, is a single
facility that serves as the center of an
area’s arts and cultural scene and attracts
a substantial number of customers to the
neighborhood. For example, the Torpedo
Factory Art Center serves as Old Town's
arts anchor and central point of attraction
related to the arts in Old Town.

Along Mt. Vernon Avenue, an arts anchor
would be smaller than the Torpedo Factory,
but would likely have a similar mission.
Such a facility would be composed of
artists’ studios and other facilities such as
education and/or gallery space.

FINDING A LOCATION FOR THE ANCHOR

An arts and cultural anchor appropriate
for Mt. Vernon Avenue would likely
contain between 5,000 and 15,000 square
feet of gross building space—this would
be large enough to allow at least a dozen
separate studios. A larger facility could
also permit the inclusion of classroom
space or other artists’ space as demanded
by the market.

However, no discussion concerning a
project of this size along Mt. Vernon
Avenue can be complete without a consid-
eration of where such a facility would

be located. Most likely, such a project
would locate in an existing building, if one
should become available. This is a more
economically feasible option than building
a new facility altogether. However, this
brings about certain challenges:

* Locating a Site There are few build-
ings along Mt. Vernon Avenue that
are suitable for redevelopment into
an arts anchor. From a physical stand-
point, the building currently housing
the Alexandria Department of Human
Services at 2525 Mt. Vernon Avenue
would be an acceptable location should
space within the building become

commercially available (the City’s lease
runs through 2009 for its space in the
building). Other potentially suitable
sites for an anchor include the existing
retail strip on the 2700 block (opposite
the Mt. Venon Community School) and
the current Verizon building at 301 E.
Alexandria Avenue. Another alternative
would be the construction of the anchor
as part of the redevelopment of the
properties known as the Triangle Site
on the east side of Mt. Vernon Avenue
north of Commonwealth Avenue.

* Owner Participation If an arts
anchor facility were to be developed
along Mt. Vernon Avenue, it would
probably be on privately owned land.
Thus, such a project would not occur
without the participation and enthu-
siasm of the property owner(s). Art
studio leases tend to be somewhat
trickier than standard commercial
leasing arrangements because artists’
studio developments are often subsi-
dized to some extent by grants, foun-
dations, or government agencies.

Given these challenges, the success of
such a project would hinge upon having a
property owner who is eager to enter into
an artists’ studio venture, and would also
depend on having a strong management
organization that is able to pull together
and work with various stakeholders in
the process.

DECIDING ON THE TYPE OF STUDIO

Should an arts anchor be created along
Mt. Vernon Avenue, its primary function
would likely be a location for artists’
studios. But within artists’ studio develop-
ments, there can be substantial differ-
ences in what a studio contains. The two
most common types are Standard and
Live/Work studios. These are described
following:
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e Standard Artists Studio
Similar to the Torpedo Factory in Old
Town, standard artists’ studio buildings
contain individual studios meant for
retail sales of visual art. The buildings
have a single management entity that
leases studios to either individual artists
or to multiple artists who would then
share the studio. Studios range from
250 square feet to 1,000 square feet,
depending on the numbers of lessees
and/or the types of artwork being sold.

Physical Needs ~ Art studios can be
retrofitted into a wide range of build-
ings. The studios themselves are not
demanding from a physical needs
standpoint —no more than the bare
minimum is generally required for
utilities unless specialized equipment is
being installed such as kilns or equip-
ment that requires gas. Open floor plans
tend to work well with studios because
they let in more light, and also facilitate
the construction of modular walls to
separate individual studios.

o Live/Work Artists Studio
The Live/Work Studio is similar in
execution to the Standard Artists
Studio as described above, however
the artists live in the building in addi-
tion to creating and selling artwork.
The living space is either provided
separate from the studio itself, oras a
combined unit. Because of the living
space component, live/work studios
tend to require a larger building than
do standard artists’ studio projects.

Physical Needs Live/Work studio
developments require more extensive
retrofitting work when a building is
being converted from another use.
The inclusion of residential units
necessitates more extensive utilities,
and the overall floor plan needs to be
more elaborate in order to accommo-
date living spaces.

DECIDING ON THE BEST ANCHOR

Given the limited availability of suitable
building space or available buildable
land, a Standard Studio would be a more
feasible option on Mt. Vernon Avenue
than a Live/Work Studio arrangement.
Further, new construction would require
higher start-up costs than would a
rehabilitation project on an existing
building —making a rehab project more
fiscally manageable. A Standard Studio
created from an existing building would
be the most suitable anchor development
strategy given current market conditions.

If the challenges of finding a suitable
space are overcome, an artists’ studio
development would serve to heighten

the Avenue’s arts environment and bring
additional activity and liveliness to the
area in a manner consistent with the
community’s vision to promote arts-based
development strategies.

An anchor draws other investment

DETERMINING HOW TO FINANCE

To operate in a market-based economy,
particularly in an area with high real
estate values such as Mt. Vernon Avenue,
artists’ studio developments tend to
receive considerable support from
external sources such as from grants or
foundations. In addition, many studio
projects receive some manner of subsidy
from municipal or state governments.
Subsidies could entail in-kind contribu-
tions, such as below-market rent on a
municipally owned building, or could
include other kinds of operating assis-
tance or tax credits.

It is in the long-term interest of the Mt.
Vernon Avenue neighborhood to promote
a plan that relies as little as possible

on continuing operating subsidies for
any commercial entity on the Avenue.
The most pragmatic way to achieve

such a goal is to find a private-sector or
non-profit partner for the construction
and operation of the studios. Such an

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN RETAIL MARKET / 35

DRAFT NOVEMBER 2004




Storefront Galleries

36 / RETAIL MARKET

approach is often used by municipalities
seeking to create a studio-type project.
For example, an artists’ studio project
currently underway in Mt. Rainier,

Md. —the “Gateway Arts District” —is
using a private management company to
build and operate an artists’ loft develop-
ment. The project is also assisted by state
and local government financing.

An arrangement similar to that being
used in the Gateway Arts District would
likely be suitable for an artists’ studio
project along Mt. Vernon Av%enue, if such
a development were to occuli'.

Option 2—Non-anchor Stra'tegy

As detailed above, a major obstacle to
achieving an artists’ studio development
along Mt. Vernon Avenue is the challenge
of finding a suitable building or appro-
priate buildable lot. There is a shortage of
both land and building resources along

the Avenue, meaning that an arts-based
marketing strategy may have to take place
without the benefit of an anchor develop-
ment such as a stand-alone studio building.

A more viable approach would be for the
Mt. Vernon Avenue community to plan
for a first-rate arts promotion strategy
that is not wholly dependent on opening
an anchor development such as an artists’
studio building.

ATTRACTING ARTISTS TO

"RETAIL STORES

The first step in this strategy is to attract
artists themselves to set up galleries along
Mt. Vernon Avenue. There are three main
components to such a strategy:

s Coordination with City Agencies
City agencies involved in retail promo-
tion, such as the Alexandria Economic
Development Partnership (AEDP),
should actively market Mt. Vernon
Avenue as an arts corridor to interested
and relevant retailers. This would best
be accomplished in partnership with

the local arts community. The Avenue
has the advantage of being in a known
arts-appreciative location (due in

large part to the success of Art on the
Avenue), but offers retailers a substan-
tial savings in rent from a location such
as one in Old Town. Active marketing
of the Avenue as an area with great
potential from an arts retailing
perspective will encourage artists to
consider a Mt. Vernon Avenue location.

Differentiate Del Ray from Old Town
If Mt. Vernon Avenue in Del Ray is to
be marketed as an arts location, it is
important that that marketing effort
not compete for business with other
parts of Alexandria, notably Old Town,
which already has an established arts
community. Therefore, it is important
for Mt. Vernon Avenue to market itself
as being different from Old Town.

One way to be different is to be more
affordable —both in terms of the rent
that artists pay and also in terms of the
cost of their merchandise. This would
seemingly carve out a niche for Mt.
Vernon Avenue as a hub for relatively
affordable artwork. But if this strategy
is to be pursued, there would emerge
the question of whether “affordable”
artists can pay market rents in Del Ray.

Differentiating based on price neces-
sitates having affordable spaces for
artists to rent. This is difficult to
achieve because the cost of rent—while
less costly than Old Town—could still
be out of reach for many artists. One
possible solution is to seek a coopera-
tive arrangement where a group of
artists or an artists’ association is the
lead tenant, and individuals would
either sublease portions of the given
store, or operate in a format where
various artists’ goods are sold in the
same store. This effectively pools
together resources and makes a Mt.
Vernon Avenue location that is realistic
for emerging artists.
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o Artwork Diversity
Given the community’s desire to be
unique and different, one way to build
on that goal within the context of
arts-based marketing is to attempt to
offer types of artwork different than
what is available elsewhere in the City
or region. For example, one or two
quality art galleries with specializa-
tions such as textile arts, sculpture,
etc. would be helpful in making Mt.
Vernon Avenue a unique destination
and would further the goal of
differentiating the area from other arts-
intensive districts.

The attraction of artists’ studios or galleries
would be a capstone goal in any Mt.
Vernon Avenue arts promotion strategy.
But there are other means as well to fortify
the position of the arts in the Avenue’s
overall plan; some of these means are
detailed in the following section.

Option 3—Bolstering Art by Other Means

A comprehensive arts promotion strategy
would include items other than the “big-
ticket” goals of establishing art galleries
or studios. Other means are equally
important to developing a broad-based
arts strategy for Mt. Vernon Avenue—
regardless of whether an anchor strategy
or non-anchor strategy is pursued. These
include the following;:

ARTS-RELATED FESTIVALS AND
PROMOTIONS

The Mt. Vernon Avenue area has enjoyed
tremendous success with its annual Art
on the Avenue festival. The festival, which
brings together artists and craftsmen
from throughout the region, draws
thousands of visitors each year and has
been instrumental in raising awareness of
the Mt. Vernon Avenue retail corridor.

If arts promotion is to be a major thrust of
a Mt. Vernon Avenue marketing strategy,
the area should host more events such

as Art on the Avenue. In addition to the
general benefits to the Avenue’s busi-
nesses, such events enable area artists
to gain valuable exposure to potential
customers.

An arts-related festival strategy could be
undertaken using the following general
approach:

e Events should reflect the diversity of
Mt. Vernon Avenue. The Avenue and
its surrounding neighborhoods are
diverse, not just in an ethnic sense, but
also among types of businesses, ages
of residents, etc. By hosting festivals
throughout the year, continued interest
can be maintained by offering activities
that appeal to a variety of interests and
ages, but all centering on the arts.

 Coordinate events with other
Alexandria neighborhoods.
The concept of increasing the number
and visibility of community events is
not unique to the Mt. Vernon Avenue
area—other neighborhoods in the
City have similar goals. These goals,
however, need not be exclusive of
each other; there is ample opportu-
nity to coordinate events with nearby
neighborhoods such as Old Town or
Arlandria, or other City neighborhoods.

¢ Don’t overdo it. Community events
are excellent ways to generate interest
in the Mt. Vernon Avenue business
district, but care should be taken
to avoid hosting too many events.
Events that occur too often tend to
dilute the effectiveness of individual
ventures and can generate opposi-
tion from nearby residential areas due
to increased numbers of visitors and
parking demand. During the spring-
to-fall season when the weather is
conducive to outdoor festivals, such
events should not be held more often
than once every two months. This will
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maintain a level of excitement for each
of the events, but will not overwhelm
the Del Ray residential community
with visitors.

Events should be managed by one
individual. An events strategy for Mt.
Vernon Avenue will be most effec-
tive if it is managed by one desig-
nated individual. Should a “Business
Improvement District” be created (in
coordination with other program-
matic and promotional af:tivities) to
fund improvements along the Avenue,
funding for a designated|individual
could be secured through the revenue
thereby collected. In the absence of
funding for a full-time ppsition, such
an individual would most likely
operate on a volunteer basis.

OTHER PROMOTIONAL GOALS

Besides organized events, there are other
goals that should be pursued regardless
of the community’s ability to recruit
artists or to hold festivals. These goals
reinforce the Avenue’s commitment to the
arts and would go a long way to raising
awareness of the arts throughout the City.

¢ Public Art A strategy that incorpo-

rates provisions for public art displays
to be integrated into Mt. Vernon
Avenue’s urban design will be an
important element to the overall arts
strategy for the Avenue. This should
be done in close collaboration with
one or more local arts groups (i.e.,

Del Ray Artisans and the Alexandria
Commission for the Arts). Public art
displays should feature distinctive

works of art by artists throughout

the region on a rotating basis (with
displays rotating annually or biannu-
ally). Art would initially be destined
for public places along the Avenue, but
should also come to include private
property whose owners would like to
participate in the public arts strategy.

Art Supply Store As mentioned
previously in the Retail Strategy
section of this report, an art supply
store is one of the proposed retail
sectors to target for recruitment

along the Avenue. Such a store would
heighten the Avenue’s reputation as an
arts district and would attract artists
and art enthusiasts from a wide area.

Art Education Center Another type
of potential arts-related tenant is

that of an art education center—
either a local branch of an established
institution (i.e., Northern Virginia
Community College or The Art
League) or a separate independent
facility. An art education center can
rent space in a building that is not
necessarily well suited to retail stores
(lower-visibility space such as
second- story space), and would be

a good ancillary tenant for a building
that is already rented to arts-related
establishments (such as art galleries,
or supply store).
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. 3.5 Business Improvement
District Approach

The Mt. Vernon Avenue community has
made significant accomplishments in
marketing and promotion through a dedi-
cated group of volunteers. In endeavors
of organizing events, marketing the
Avenue, and making community
improvements, PWBA (and other groups
such as Del Ray Artisans) have signifi-
cantly contributed to the improvement of
Mt. Vernon Avenue’s business climate.

Such efforts should continue, however, a
permanent approach needs to be estab-
lished to financially ensure a consistent
level of effort will continue year after
year. This structure could take one of
three forms:

¢ Through a membership organization
and paid by membership dues.'
¢ Operated directly by the City of
Alexandria or a city agency.?
‘ ¢ Funded through a Business
Improvement District.

Of these options, the Business
Improvement District (BID) would best
suit the needs of Mt. Vernon Avenue by
giving the business community owner-
ship of the organization. A BID (also
called a “Special District”) can fund
improvements and/or marketing efforts

Annual BID
Budget

Additional Tax Levy

Total Area

(¢ per $100 of Assessed Value)

Historic Core

though an additional levy on real estate
assessments within a defined district. A
detailed discussion of BIDs follows.

Characteristics of a Business
Improvement District

A BID is an entity established to create a
steady funding source for community-
oriented services that are not typically
provided by City government, such as
marketing and promotions, landscaping,
beautification, sidewalk improvements,
parking resources, and other services that
provide a direct benefit to properties in

a given area. Funding for these services
is made possible because properties
within the BID incur an additional levy
on top of the properties’ standard real
estate tax rate. This additional payment is
dedicated to fund improvements within
the District and thereby provide a reliable
funding stream for special services.

Additional Tax Levy

The per-parcel amount of this additional
levy would vary depending upon each
property’s valuation and the size of the
district that is established. Tax levies on
individual properties would be signifi-
cantly lower if the BID boundary includes
the length of the commercial corridor
(1500-2900 blocks) as opposed to the
smaller Historic Core (1900-2400 blocks),
by virtue of the larger area’s bigger tax

Additional Tax Levy on
Properties with $400,000 Value

Total Area|  Historic Core

Total Area

$35,000 5.37¢ 10.91¢ $215 $436
$40,000 6.14¢ 12.47¢ $246 $499
$45,000 6.91¢ 14.02¢ $276 $561
$50,000 7.68¢ 15.58¢ $307 $623
$55,000 8.45¢ 17.14¢ $338 $686
$60,000 9.21¢ 18.70¢ $369 $748
$65,000 9.98¢ 20.26¢ $399 $810
$70,000 10.75¢ 21.82¢ $430 $873
$75,000 11.52¢ 23.37¢ $461 $935
$80,000 12.28¢ 24.93¢ $491 $997

Figure 3.5 Estimate of Additional BID Property Tax Payments
Note: Calculations based upon City of Alexandria property tax assessments, Jan. 2004.
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1. PWBA currently
operates as a membership
organization; however
the revenues generated
are not sufficient, in and
of themselves, to fund
enhanced marketing and
promotions activities.

2. A prior effort by

the City of Alexandria
with the funding of the
Potomac West Alliance
was not found to be the
best approach to meet the
needs of the cormmunity.

Additional Tax Levy on
Properties with $600,000 value

Historic Core

$322 $654
$369 $748
$415 $841
$461 $935
$507 $1,028
$553 $1,122
$599 $1,215
$645 $1,309
$691 $1,402
$737 $1,496
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base. Should the Mt. Vernon Avenue BID
operate on a budget of $50,000 per year,
the additional tax levy on a $400,000
property would be $623 if the District's
boundary were limited to the Historic
Core, but would be $307 if the boundary
includes the total Mt. Vernon Avenue area.
See Figure 3.5 for an estimate potential
revenue needs for the two district options
based on possible budget amounts.

A BID along Mt. Vernon Avenue would
yield benefits to commercial property
owners throughout the length of the
commercial corridor —not just limited

to properties located withir‘\l‘lthe historic
core. Therefore, due to the wide range

of benefits, and the fact that individual
properties’ BID levies would be much
less if the BID has a larger boundary, it is
more practicable for a Mt. Vernon Avenue
BID to include the total area from Nelson
Avenue northward to Commonwealth
Avenue. In Virginia, a city may enact a
Service District by ordinance, with the
boundaries and purpose of the district
specifically outlined as part of the ordi-
nance. The tax rate would be established
on an annual basis based on a defined
work program for the use of the funds.

Examples of BIDs in Virginia

BIDs have been used widely in Virginia
as part of business vitalization efforts for
smaller “Main Street” communities, as
well as in defined business districts in
larger cities. Many of these districts are
analogous in size, scale and type of busi-
ness to the Mt. Vernon Del Ray area. Such
districts can be found in:

RICHMOND serves and promotes the
downtown area and coordinates new real
estate development

ROANOKE two separate BIDs; a down-
town BID and a commercial corridor BID
that seek to attract and retain businesses,
plan and organize events, and fund or
undertake other beautification efforts

NORFOLK markets downtown area,
and funds uniformed staff to assist
visitors, and funds maintenance workers
to keep public areas clean

STAUNTON enhances economic
development in downtown through
promotions, implements design
standards and recruits businesses

WINCHESTER focuses on promotion,
and increased maintenance activities in
the downtown area

For the most part, the purpose of these
districts is to make streetscape improve-
ments and ensure maintenance of public
spaces, undertake marketing and
promotion activities, and recruit new
businesses. They are generally structured
as 501(c)(6) non-profit organizations.

Although BIDs have been used for many
years in other parts of Virginia and in
other states, they are still relatively new
in Northern Virginia. The first BID in
Northern Virginia was formed in 2003

to service the Rosslyn neighborhood of
Arlington County, and a second BID was
recently created by the City of Fairfax for
the Lee Highway commercial corridor.

The functions of a Mt. Vernon Avenue
BID could include enhanced marketing
and promotions, business recruitment and
retention, oversight of a shared parking
program and other similar activities.
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Land Use

4.1 Vision

Mt. Vernon Avenue is a vibrant and
welcoming Main Street that reflects the
surrounding neighborhoods’ diversity,
integrity and small town charm.

The Avenue is comprised of enthusiastic,
successful and responsible community
partners. We offer an eclectic and friendly
living, working and shopping environment
for Alexandrians and visitors alike.

4.2 Guiding Principles

Protect and enhance Mt. Vernon Avenue

as a vibrant commercial corridor

e Market the Avenue locally and
regionally

e Focus commercial uses in the
Historic Core between Uhler and
Bellefonte Avenues

e Preserve the small town, Main Street
character

Encourage and support mixed-use

development

¢ Emphasize retail uses on the
ground floor

e Promote new residential on
upper floors

¢ Create new affordable housing
opportunities

4.0

Celebrate “Town of Potomac Historic District”

e Protect and enhance the corridor’s
visual appearance through streetscape
and fagade improvements

¢ Define and enhance the unique
community identity through interpre-
tive graphics program

Preserve existing historic scale and character

 Allow for appropriate infill develop-
ment and redevelop incompatible
buildings

o Adopt standards and guidelines to
ensure quality development that
reflects the scale of existing historic
structures

Preserve and protect existing residential areas

e Protect nearby residences from impacts
associated with commercial activity

* Ensure new development is compat-
ible with neighboring residential uses.

* Protect existing affordable housing stock

Enhance public spaces

» Improve existing green space, parks
and urban trails

¢ Promote the use of gathering spaces
such as a Town Square
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4.3 Land Use
Recommendations

The Plan recommendations for land use
are designed to promote and reinforce

a consistent, vibrant and pedestrian-
oriented retail environment that supports
living, working, and playing on Mt.
Vernon Avenue, while protecting the
adjacent residential neighborhoods.
Strategies are recommended that apply
to the entire length of the Avenue, as well
as specific strategies for the three focus
areas. Recommendations fothhe specific
opportunity sites identified during the
planning process are also included for
each focus area.

PROMOTE APPROPRIATE ]P}lFlLL
DEVELOPMENT

Ensure that new development is consistent with
the neighborhood'’s existing character through
the use of Building Form Design Guidelines.

Allow modest increases in allowable floor area
along Mt. Vernon Avenue, consistent with
the Building Form Design Guidelines, that
achieve the following performance criteria:

¢ Retains historic buildings;

* Maintains historic character and scale;

* Provides open space, where feasible
and desirable; and,

¢ Protects adjacent residential
neighborhoods.

To assure that new development is in
keeping with the existing neighborhood
character, new zoning provisions are
recommended that incorporate elements
of Building Form Design Guidelines.

In addition to controlling setbacks and
heights, Building Form Design Guidelines
establish a preferred pattern of develop-
ment along the street and a virtual “enve-
lope” to define the desired form of new
buildings. The specific recommendations
for the Building Form Design Guidelines
are outlined in Section 6.3 of this Plan.

PROTECT RESIDENTIAL
NEIGHBORHOODS

To reduce the potential for negative
impacts on adjacent residences, the Plan
recommends:

o “Stepping” the height of buildings to
minimize impact on adjacent residential
properties

This approach would physically
concentrate building density on the
portion of the property that adjoins
the Avenue making the commercial
activity oriented toward the street,
and away from homes that border the
commercial properties. See Section 6.3
for specific recommendations.

¢ Providing a buffer to reduce the visual
impact on the neighborhood

Special treatments such as fences,
screening and plantings should be
used for buffering residences from the
retail areas. In addition all exterior
lighting and service facilities should be
designed to mitigate the lighting and
noise impacts on the adjacent resi-
dential properties. See Section 6.3 for
specific recommendations.

ENHANCE PEDESTRIAN STREETSCAPE

The Plan seeks to build upon the existing
pedestrian-orientation of the Avenue with
specific recommendations to improve
pedestrian safety, including new or
improved crosswalks and pedestrian-scale
lighting; provide streetscape improve-
ments, including benches to promote
walking along the Avenue; strengthen
connections between the Braddock

Road Metro Station and the Avenue

by working collaboratively with the
Alexandria Schools to identify a foot path
that is safe for pedestrians and school
children; enhance public transportation
with bus shelters, benches, and schedules
and improved connections between the
Avenue and the City of Alexandria; and
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ensure that new and infill development
improves the pedestrian environment

by locating parking behind buildings, or
underground where feasible, and provide
public benefits such as public art, land-
scaping and other improvements which
enhance the pedestrian environment,
create vibrancy, and reinforce the unique
character of Mt. Vernon Avenue.

Additional recommendations include:

* Providing improved pedestrian
lighting on the sidewalk;

 Implementing a coordinated approach
to public signage;

¢ Enhancing the visual appearance
of service and auto-related uses by
improving individual building facades
and business signage to enhance the
pedestrian and visual quality of the
Avenue; and,

¢ Completing the sidewalk and/or
landscaping improvements, especially
between the inside edge of the existing
sidewalk and the face of the buildings.

Improvements to the northern area (north
of Commonwealth Avenue to W. Glebe
Road) provide the opportunity to create
stronger visual and physical connection
between the Arlandria neighborhood

to the north and the Del Ray neighbor-
hood to the south. All public streetscape
improvements and tree planting should
extend in this northern area. In addition,
private investment in properties and
buildings is encouraged to improve the
appearance of the Avenue.

PROVIDE VISUAL OPEN SPACE

The pattern of open space located along
Mt. Vernon Avenue that is visually
accessible to pedestrians varies along the
length of the Avenue. As new construc-
tion occurs, maintaining the visible

open spaces is important in order to
maintain the character of the Avenue.

In many cases, the existing visual open
space consists of the lawn of a residential

building or simply a small courtyard.
These spaces are character defining
elements of the street. For commercially
developed properties, such open space
may be nonexistent or may consist of
planters with landscaping.

In the future, when new contruction is
proposed, publicly visible open space is
desirable in a consolidated manner for
the enjoyment of the future user and for
visual and environmental benefits that
accrue to the broader community. On
individual parcels it may not be possible
to provide publicly visible open space.

In those cases, streetscape and/or other
public benefits should be provided. In
cases of construction on more than one
parcel or where commercial uses are
proposed, a fountain, plaza or similar
gathering space may be considered.
Although not green, this type of open
space is appropriate in urban, pedestrian-
oriented Main Street environments like
Mt. Vernon Avenue and provides other
important respite/recreational opportuni-
ties. See Section 4.6 Land Use Controls for
additional details.

ENCOURAGE A MIX OF USES

A key approach to the enhancement of Mt.
Vernon Avenue as a vibrant commercial
“Main Street” is to encourage and main-
tain a mix of land uses, including retail,
residential, office and service uses. The
residential and office uses help to provide
a 16 hour/7 day level of activity desirable
for a successful retail environment.

The overall concept for the mix of uses is
to encourage new multi-family residential
and 2nd floor office in the corridor to
support the retail activity, and to concen-
trate the retail activity on the ground
floor in key locations. As previously
discussed in the market analysis, the
Avenue has limited projected demand for
additional retail uses, thus it is critical to
concentrate retail uses to benefit from

the synergy created by continuous
commercial street frontage.
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Examples of pedestrian
lighting heads.
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. Commonwealth District

The Commonwealth District is appro-
priate for primarily residential, office, and
institutional uses, with modest retail — a
strategy that promotes and strengthens
the concentration of commercial activity
in key locations, or nodes, such as the
Historic Core. The success of traditional
Main Street retail districts depends on the
ability for customers to shop both sides
of the street. That pattern does not exist
in this area because of the predominantly
residential and institutional uses, such

as the community school and the park,
developed along the west side of the
Avenue. Given the existing development
pattern, new residential, rather than retail,
uses are highly appropriate in this area
and will provide new affordable housing
opportunities, as well as strengthen the
commercial core to the south.

ENCOURAGE A MIX OF USES

e Encourage residential and office uses,
with limited retail, in a building form
that is compatible in scale with adjacent
uses and protects adjacent residences.

 Encourage a mix of residential units
and provide affordable housing; a
varied housing stock enhances the
housing choices for residents in the
neighborhood and citywide.

PROMOTE COORDINATED
REDEVELOPMENT

One of the key sites in the Common-
wealth District is the triangular-shaped
assemblage of property north of
Commonwealth Avenue on the east side
of Mt. Vernon Avenue. This “Triangle
Site” consists of several parcels that are
currently occupied by two restaurants
and two taxicab companies and a few
vacant parcels. The combination of these

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN
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Figure 4.1 Triangle Site Parcels

parcels creates an approximately 2.0

acre site. (See Figure 4.1 highlighting the
parcels.) Due to its grade change, with
access opportunity from Commonwealth
Avenue, as well as the site’s visibility, this
assemblage of property offers a signifi-
cant opportunity for redevelopment

that complements the entire district, and
strengthens the Avenue as a whole.
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The Plan recommends the coordinated
redevelopment of these parcels, with

potential FAR increases from .75 to 1.25.
Achieving this density requires a devel-
opment plan that meets or exceeds the
following goals:

Redevelopment is undertaken as a
single unified development, with a
site design that addresses the unique
topography of the sites and the
frontage on both Commonwealth
Avenue and Mt. Vernon Avenue;

Building height is limited to three
stories along Mt. Vernon Avenue,
stepping down to meet the
residential scale of buildings along
Commonwealth Avenue;

Publicly-visible usable open space is
provided on-site;

Buildings complement existing char-
acter of Mt. Vernon Avenue and are of
high architectural design and quality
of materials;

Underground structured parking is
provided to meet the requirements
of the development, with access from
Commonwealth Avenue;

On-site affordable housing units are
interspersed in the development; and,

Consistent streetscape improvements
along both Mt. Vernon and Common-

wealth Avenue frontages are provided.

Figure 4.2 illustrates one concept for

a consolidated redevelopment of these
underdeveloped parcels. The sketch
illustrates a mixed-use concept that
would consist of multifamily residential
units, with some supporting retail on
the first floor, and usable public open
space at the intersection.




IMPROVE STREETSCAPE AND
OPEN SPACE

A high-quality streetscape in the
Commonwealth District area should
be consistent with those in the Historic
Core. The streetscape on both sides of
the Avenue, south of Commonwealth
Avenue, should be improved by
integrating healthy street trees where
there is currently deteriorating
vegetation. Pedestrian-scale lighting,
as well as street furnishings such as
benches and waste receptacles should
reflect an upgraded, attractive and safe
pedestrian environment.

Areas in the northern section of the
Commonwealth District should receive
streetscape improvements, and new
development projects should uphold
the aesthetic integrity of the community.

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN

DRAFT NOVEMBER 2004

5
.~ = {WITF&!’C’"‘."’

. Figure4.2 Triangle Site Development Concept Sketch

Ly TSy e
e T e e
o .

B e e

Specifically, when the “Triangle Site” is
redeveloped, the development should
implement the streetscape improvements
on the adjacent portions of Mt. Vernon
Avenue and Commonwealth Avenue.

Pedestrian improvements should also
be incorporated at the intersection of
Commonwealth and Mt. Vernon
Avenues. These improvements should
include pedestrian count-down signals,
special paving in the crosswalks and
bulb-outs where feasible to minimize
crossing distance.

A key open space element for the
Avenue is the Colasanto Park. (See
Figure 4.3) This space provides a
number of neighborhood recreation uses
including a playground, athletic fields,
basketball courts, a swimming pool and
the location for the annual Christmas
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Figure 4.3 Colasanto Park Concept Sketch

tree display. While not in the center of
the Avenue’s activity, this site should
be improved as a key community asset.
Potential improvements include the
following:

Provide attractive seating areas at the
entrances to the park;

Improve or remove the existing fencing
around the park in areas where it has
become visually outdated or deterio-
rated in condition;

Connect the park to Mt. Vernon
Avenue through signage and improved
sidewalks that can accommodate
strollers, wheelchairs, etc.; and,

Create an upgraded gathering area at
the north end of the park incorporating
the Christmas tree display area, using
landscape elements and public art

that showcase the area’s established

art community.

Opportunity Sites
+ Triangle Site (Yellow/Diamond Cab

and Adjacent Sites). 3015-3111 Mt.
Vernon Ave.

As previously discussed, the vision
for these properties is a coordinated
redevelopment plan for multifamily
residential uses or office with modest
ground floor retail. Incorporation

of an arts anchor or artist live/work
space as recommended in the Arts
Promotion Strategy Section 3.4 could
also be considered as part of the
redevelopment of the site.

SunTrust Lot. 2809 Mt. Vernon Ave.

This is a large underutilized site near
the corner of Commonwealth and
Mt. Vernon Avenues, developed with
a bank/office building oriented to

the northwest corner of the lot, with
surface parking areas to the side and
rear. The property is constrained by
sanitary sewer and stormwater lines
that bisect the site under the existing
parking lot and by a 10 foot wide
sewer easement located along the
frontages of Mt. Vernon Avenue and
Hume Avenue. In the short term, the
underutilized parking lot is targeted
as a possible shared parking lot.
Mixed-use development, with under-
ground or structured parking, is an
appropriate future reuse of the site.
Any redevelopment should respect the
scale of the adjacent residences.

Lots at southeast corner of Mt. Vernon
Avenue and Raymond Avenue. 2707-
2711 Mt. Vernon Ave

These two lots are currently vacant
and abut a property to the south that
is developed with a series of one and
two story structures. A coordinated
development of all three properties is
recommended, with residential and/or
live/work units. Parking should be
provided on-site either below grade or
behind the buildings.
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. . Historic Core

ENCOURAGE STREET-LEVEL RETAIL

Limit office and residential uses to the floors
above the ground floor of buildings located
within the Historic Core.

The Avenue will be more vibrant and
retail uses will be more successful by
focusing ground floor retail and personal
service uses in this area.

Limit frontage of new personal service
and financial uses along the Avenue to a
maximum storefront width of 30 feet

A variety of retail uses and a diverse
pattern of storefronts on each block
creates interesting looking places,
resulting in a vibrant street-level
pedestrian environment.

Vibrant retail streets are typically
characterized by a continuous frontage

of active uses at the street level. Such

uses may include restaurants, shops and
services, and the Historic Core of Mt.
Vernon Avenue generally conforms to this
pattern. In order to maintain the retail
vibrancy of this area, ground floor retail
activity must be emphasized in future
development within the Historic Core.

PRESERVE HISTORIC CHARACTER

Allow appropriate infill development that
respects the scale of existing historic structures

The Historic Core is part of the Town of
Potomac Historic District, and includes

a number of contributing historic build-
ings (see Figure 4.4 on the next page).

The Plan outlines a series of strategies

to strengthen and improve the historic
district. These historic preservation strate-
gies are outlined in Section 4.5.

New development projects within the
Historic Core should retain and incor-
porate any historic structures existing
within their respective development sites.
The physical design of all new develop-
ment projects should complement the
historic character and scale of the area.
Additional discussion on appropriate
character and scale of buildings is
included in Chapter 6.0.

CREATE A TOWN SQUARE

Enhance the City parking lot (Farmers
Market site) at the corner of Oxford and Mt.
Vernon Avenues to serve as a gathering space
for community events

This location, as shown in Figure 4.4,
is centrally located to accommodate
community events, as well as small
gatherings.

Several properties in the core area were
evaluated for their potential as a town
square, based on an evaluation of the
physical attributes, location and cost to
acquire and develop. The ideal attributes
for a town square are that it is centrally
located, enclosed by commercial or public
buildings, accessible on more than one
side and properly sized based upon

the scale of the adjoining buildings and
the street. In addition, the space should
contribute to the street and not simply as
a break in the street wall.

In addition to the Oxford Avenue site,
two other locations were evaluated;
however, while centrally located, both
sites were developed with historically
contributing structures and bordered
residential uses on the side street. These
sites were removed from consideration
due to the potential cost of acquisition
and the impact on the neighborhood. In
the potential site evaluation, a portion of
the Mt. Vernon Community School site,
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at the northwest corner of Uhler and Mt.
Vernon Avenues was also considered, but
ultimately was rejected due to the lack of
alternative sites for the tot lot currently
existing on the property.

The most feasible opportunity was found
to be the enhancement and possible
expansion of the City lot/Farmer’s Market
site. Expanding the existing parking lot
to the south would require the acquisi-
tion of the adjacent property and either
the demolition of the existing structure

or its incorporation into the design of

the square. This location provides the
opportunity to create a small public space
central to the active retail area, while
retaining the parking function and offers
an additional opportunity to provide
greater flexibility in the operation of

the regular Del Ray Farmers’ Market.
This location is also ideal for the town
square because it is highly visible along
the Avenue and is buffered from nearby
residences by buildings occupied by
commercial uses.

Figures 4.5 and 4.6 illustrate two possible
concepts for the recommended Town
Square site. The first concept depicts

the expanded town square with the
acquisition of the adjacent property and
demolition of the building. (Figure 4.5)
The intent is that the square would be

a multi-function space with handsome
paving. During most of the week it would
function as a parking resource for the
commercial uses with a small gathering
area, but on Saturdays it would provide
an expanded plaza for the Farmers'’
Market, as well as provide public space
for special events and larger gather-

ings. Public benches shaded by trees are
provided along the sidewalk edge.

Figure 4.6 Town Square Concept Two

The second concept (Figure 4.6) depicts
the redevelopment of the existing parking
lot area only. This concept would reduce
redevelopment costs, but would not
include the additional parking spaces as
shown in the first option and would result
in a smaller plaza. While the proposed
town square affords many benefits,
including the creation of a few additional
off-street parking spaces, it must be large
enough and designed to function properly
as a town square. There are costs associ-
ated with the acquisition of additional
land and subsequent improvements.
Regardless of which option is imple-
mented, the space must be designed to
retain its functionality as a public gath-
ering space, as well as a parking area.
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CONSIDER FIRE STATION REUSE

Should Fire Station #202 outgrow the
existing facility, consider reuse of the building
for community functions/activities

Constructed in 1926 and used as a town
hall/fire station, this historic building
located on Windsor Avenue was the
center of the Town of Potomac’s civic and
social life. The Fire Department continues
to occupy the building that is home to a
hazardous materials team.

lfment

If the needs of the Fire Depa

outgrow the existing facility’s ability to
meet them and consideration is given to
relocating their operations, the Plan recom-
mends that the building be preserved and
reused for community functions/activities.
Although not located along Mt. Vernon
Avenue, the site is centrally located in Del
Ray and offers the additional advantage
of off-street parking to accommodate
community meetings and events. The
Plan supports the reuse of the building as
gathering space because it is compatible
with its residential neighbors and desired
by the community.

Opportunity Sites

¢ Parking lot behind
2401 Mt. Vernon Ave.

The existing parking lot behind this
privately-owned building is heavily
utilized during the day as parking for the
City’s Department of Human Services
and on weekends, but is only moderately
used in the evenings. The parking lot was
evaluated as a potential location for a
parking structure. However, the construc-
tion of above-grade parking will impact
adjacent residences and the Avenue. If,

in the future, the neighborhood finds

the construction of a parking structure is
warranted, this site may be appropriate
for new above-grade parking, provided
any negative impacts on adjacent resi-
dences and the Avenue are mitigated.

* Vacant lot on east side of Mt. Vernon
Avenue between Del Ray and Custis

Avenues. 2207 Mt. Vernon Ave. '

Located between two developed proper-
ties, this lot could be developed with a
mixed-use building, with ground floor

© op——

Figure 4.7 Concept for new infill project at 2207 Mount Vernon Ave. Iinage by Larson Koenig Architects
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retail and residential or office uses on

the upper floors. Access to the property
should be provided from the nearest

side street (Del Ray Avenue) and not
directly from Mt. Vernon Avenue in order
to maintain the street wall, enhance the
pedestrian experience and minimize
obstructions to the Mt. Vernon Avenue
sidewalk. On-site parking should be
located behind the building. One concept
for an appropriately-scaled infill project is
shown as Figure 4.7.

« 7-Eleven Convenience Store Site.
2108 Mt. Vernon Ave.

Currently the site, at the southwest
comer of Mt. Vernon and Custis
Avenues, is developed with a 7-Eleven
convenience store. As developed, the
site is automobile-oriented, with surface
parking located in front of the building
adjacent to the sidewalk and vehicular
access provided by curb cuts on both
streets. Redevelopment activities should
reorient the building to the front of the
site, placing the parking area behind the
building with vehicle access provided
exclusively from Custis Avenue.

Until redevelopment is feasible, interim
measures should be undertaken to
enhance the appearance of the building
and site and to make the site more
pedestrian friendly. Improvements
should include a new building facade,
new landscaping along both street front-
ages to screen the parking lot and create
additional green space on site, attractive
pedestrian connection from the street to
the building and a lower scale monument
sign to replace the existing freestanding
sign. These improvements will have a
dramatic impact on the Avenue and will
improve both the visual appearance of the
site and the streetscape along the Avenue.
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Monroe Gateway

The area south of the Historic Core,
between Bellefonte Avenue and Nelson
Avenue, including the small shopping
center at Luray Avenue, is a gateway

into Mt. Vernon Avenue from the south
and east, and acts as a transition area
between the retail core and residential
areas to the south. The Monroe Gateway
can reinforce the sense of entrance into

a special place by creating a distinction
through signage, landscaping and scale.
These concepts should be incorporated to
showcase the identity of the Avenue and
surrounding community, and to create a
sense of arrival. This section of the Avenue
currently includes a combination of retail,
service and residential uses. Although

it has the same Main Street scale as the
Historic Core, it lacks the continuous retail
street frontage given the mix and location
of service and automobile-oriented uses.
There is an opportunity to strengthen

the traditional Main Street retail environ-
ment by filling the gaps in street wall
where incompatible uses or underutilized
parcels exist and by improving uses that
currently detract from the quality of the
street environment.

7-Eleven Convenience Store Site

ENCOURAGE A MIX OF USES

Due to its location on the southern edge
of the Historic Core, the Monroe Gateway
Area is a suitable place for complemen-
tary uses such as residential and retail
uses that promote a transition into the
Historic Core area. Additional residential
development in this area can contribute
to the commercial success of the Avenue
by placing potential clientele nearby.
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ENHANCE STREETSCAPE AND
URBAN DESIGN

Complete the streetscape improvements
along the Avenue and improve the appearance
of automobile-oriented uses

Much of the streetscape in this section of
the Avenue will be improved as the City
completes the final phase of the under-
grounding project. New pavers, street
trees, and street furniture will be installed.

A key factor in improving this portion of
the Avenue is addressing the appearance
of the existing service uses. The visual
appearance of automobile-oriented uses
such as fuel and service stations, may be

Parking area with wall and buffer

greatly minimized by orienting build-
ings, instead of the parking areas, onto

the Avenue, and using attractive seating
walls and vegetative screening to visually
buffer car uses. The City should work with
individual property owners on innovative
ways to complement the streetscape and
visual appeal of this gateway.

All streetscape improvements should
extend down to Luray Avenue in order
to connect the small commercial center at
Luray Avenue with the business area to
the north.

IMPROVE GATEWAY PARK

The realignment of the Route 1 / Monroe
Avenue Bridge offers an opportunity to
expand the existing Eugene Simpson
Stadium Park to the east. Design of this
additional parkland on the north side of
Monroe Avenue should emphasize a park- .
like gateway for the community. Currently,
the park is surrounded by a retaining wall.
With any park expansion, views into the
park should be emphasized to provide a
high quality gateway for the community.

ENHANCE THE NEIGHBORHOOD GIANT
AND CVS SITES

The community has expressed a desire

to maintain the combination of the CVS
Pharmacy and Giant Foods Grocery Store
at their current locations in the 400 block
of Monroe Avenue. As such, the primary
goal is to work with the existing property
owners and tenants to identify ways

for the site to continue to operate with
the current uses and meet the establish-
ments’ future requirements. The current
uses appear to be very compatible with
and complementary to the surrounding
neighborhoods. However, the stores are
considerably smaller than the industry
standard and may be subject to market ‘
forces as grocery stores in nearby neigh-
borhoods are developed or enlarged.
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Should a future shift in market realities
render the current sites or uses obsolete
and unsuitable for long-term operation,
it will be critical that the City provide
adequate leadership in directing a new
vision for this site.

Given its location in relation to major
transportation routes, the attraction of the
Historic Core and surrounding neighbor-
hoods, there are two appropriate direc-
tions for the long-term development of
these sites. The first option is to maintain
the sites as commercial parcels with locally
serving uses. The second is to redevelop
the sites as a consolidated mixed-use
project incorporating commercial uses

on the ground floor and residential uses
above. The addition of residential uses
onto the site will enhance the existing resi-
dential neighborhood. The new ground
floor commercial uses would continue to

support the needs of the local community.
No other changes to the existing properties
along Monroe Avenue between Route 1 ;
and Mt. Vernon Avenue are proposed.

Should market forces push the redevelop-
ment of these parcels, the Plan recom-
mends the coordinated redevelopment

of the two sites, with potential FAR
increases from .75 to 1.25. Achieving this
density requires a development plan that
meets or exceeds the following goals:

* Redevelopment is undertaken as a
single unified mixed-use development,
with the desired mix of uses to include
a grocery, pharmacy and other retail
on the ground floor and residential or
office use on the upper levels;

* Building height is limited to three |
stories along Monroe Avenue, stepping |
down to adjacent residences; 1

\ .

2 ‘\\'vbk‘\\‘&\\i\\\%}‘\\\ .

Figure 4.8 Giant/ CVS Site Development Concept Sketch
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¢ Publicly-visible usable open space is
provided on-site;

* Buildings complement existing char-
acter of the Del Ray area and are of
* high architectural design and quality
of materials;

¢ Underground structured parking is
provided to meet the requirements of
the development;

¢ On-site affordable housing units are
interspersed in the development; and,

Streetscape improvements along the
Monroe Avenue frontage are provided.

| Figure 4.8 illustrates one coniept for rede-

; velopment of the Giant and

VS sites.

{ This concept illustrates a conlsolidated

~ redevelopment of these two parcels,

" with a total lot area of almost two acres.
' The principal goal is to maintain these

community-supporting uses on these
sites. The intention of this concept plan
is to illustrate an approach to redevelop-

' ment if market forces drive a change of

use. The sketch illustrates a mixed-use
concept that includes residential with

‘ retail uses on the first floor that should

include a grocery store and/or pharmacy

" and other retail uses.

' Note: No change is being proposed for

the property developed with an existing
office building located immediately adja-
cent to the Giant at 433 Monroe Avenue.

ENHANCE ACCESS TO THE
METRO STATION

Another element of the Plan for the
Monroe Gateway Area is to take full
advantage of some of the additional
changes that will occur to the south of
this area due to the Route 1/Monroe
Avenue bridge reconstruction. Current
plans call for improvements to Leslie
Avenue, which runs parallel to the
Metrorail tracks. This road should be
upgraded to provide pedestrian and
bicycle access along the east side of
George Washington Middle School to
the Braddock Road Metro Station.

In addition, other opportunities should
be identified for pedestrian improve-
ments linking the Braddock Road Metro
Station to Del Ray and coordinated

with the Potomac Yard improvements.
New signage and lighting to encourage
evening travel between the Metro and Mt.
Vernon Avenue should also be included.
In addition, an attractive bus shelters
should be integrated along the Avenue for
visitors who arrive by bus. Information
kiosk(s) near the Braddock Road Metro
and along the Avenue could be incorpo-
rated as part of a wayfinding system to
direct visitors to Mt. Vernon Avenue and
other nearby amenities.
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. Opportunity Sites

The following opportunity sites play an
important role in filling existing gaps
within Mt. Vernon Avenue’s street wall
with a scale of development that frames
the Avenue and is consistent with the
existing character and scale of buildings.

With many of the sites, it is not antici-
pated that they will redevelop in the
short term. However, the Plan provides

a vision for future use of the sites when
redevelopment is considered. In the short
term, the Plan recommends that building
facades and properties be upgraded with
improved signage, landscaping and other
features that contribute to an enhanced
streetscape and shift the emphasis from
the primacy of the automobile to the
safety of the pedestrian.

« Salvation Army Sites, 1800 Block of
Mt. Vernon Avenue

The Salvation Army owns several prop-
erties in the 1800 block of Mt. Vernon
Avenue. The church building is located
on the west side of the Avenue (1804 Mt.
Vernon Avenue) and has a large surface
parking lot behind it. The Salvation
Army currently allows shared parking
on its lot during non-peak hours and this
parking resource should continue to be
available in the future, which will help to
reduce the demand for limited on-street
parking. As a consequence, any future
redevelopment of the site should retain
the parking resources. Directly across
the Avenue from the church to the east
are two single-family homes (1805 and
1807 Mt. Vernon Avenue) owned by the
Salvation Army and operated as tran-
sitional housing. The Plan supports the
transitional housing use in this location
and recommends that any redevelopment
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on the site include one-for-one replace-
ment of the transitional units, as well

as additional affordable housing units
and market rate units. Partnering with
the newly-formed nonprofit Alexandria
Housing Development Corporation
(AHDC) should be explored to facilitate
the provision of affordable housing.

Contractors’ vehicles and equip-
ment are visible from the street
through chainlink fence.

+ Fannon Printing/Arlandria Floors/
R&B Heating and Air Conditioning/
Kesterson Plumbing and Heating
properties, 1800 and 1900 blocks of
Mt. Vernon Avenue

Althoqgh redevelopment of any of

these sites is unlikely in the near future,

a mix of uses, with ground floor retail,

is recommended when reuse or redevel-
opment of these sites is considered. If
structurally feasible, the Arlandria Floors
building, a fine example of Art Deco
architecture, would be an appropriate
candidate for the addition of second-floor
residential or office use.

In the short term, building and site
improvements should be undertaken to
enhance the appearance of the contractor
sites and improve the streetscape.
Recommended improvements include
the relocation of heavy equipment to a
less visually prominent location on the
site; removal of old building appurte-
nances or site features, such as chain link
fencing located immediately adjacent

to the sidewalk; and the screening of
parking areas facing the Avenue. Other
recommended improvements include
new, pedestrian-oriented signage, land-
scaping and other similar improvements
designed to enhance the appearance of
the property and streetscape.

Salvation Army
Transitional Housing
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* Auto Dealerships, 1600 and 1700
Blocks of Mt. Vernon Avenue

Two automobile dealerships, Alexandria
Hyundai and Audi of Alexandria,
currently operate in the 1600 and 1700
blocks of Mt. Vernon Avenue. These uses
are inconsistent with the Potomac West
Small Area Plan and with the existing
zoning that does not allow automobile-
oriented uses such as automobile dealer-
ships. Although it is unlikely that either
dealership property will redevelop in the
foreseeable future, mixed-use buildings,
with ground floor retail and residences or
offices above would be compatible with
adjacent residences and would comple-
ment the Historic Core and the nearby
retail area at Mt. Vernon and Monroe
Avenues. On-site parking should be
provided below grade, and access to the
sites should be provided via a side street
and not directly from the Avenue. Any
new construction activity should seek

to define and develop the street wall in
these blocks, while providing building
breaks with publically visible open space
and landscape areas.

Recommended interim improvements

to the properties include new, pedes-
trian-oriented signage, replacement of
pavement adjacent to the sidewalk with

pavers that complete the streetscape,
landscaping to screen parked cars, and .
other similar improvements designed to
enhance the appearance of the property

and streetscape.

¢ Service Stations, 1600 and 1601
Mt. Vernon Ave.

The Mt. Vernon Exxon station located

at the northeast corner of Mt. Vernon and
Monroe Avenues is a nonconforming use.

The business is allowed by Special Use

Permit (SUP) approved prior to the 1992
comprehensive rezoning to operate until

2010 at which time the SUP expires. The
Alexandria Shell station located directly

across the street on the northwest corner

is a noncomplying use and may continue

to operate indefinitely. Similar to the

automobile dealerships, service stations

are not permitted under the existing

zoning and are inconsistent with the

Potomac West Small Area Plan that calls i
the redevelopment of auto-oriented uses ‘
to pedestrian-oriented uses. .

E
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Although it is unlikely that the service
station properties will be redeveloped
in the near term, the expiration of the
approval for Mt. Vernon Exxon in 2010
will provide an opportunity for reuse or
redevelopment of the site. The site abuts
the nonconforming Alexandria Hyundai
automobile storage lot, and the operator
of the lot must seek an extension of the
lot’s SUP approval prior to 2011, with
continuance of the use to be reviewed
by the Planning Commission and City
Council. Thus, there is a potential for
redevelopment or reuse of both the Mt.
Vernon Exxon and Hyundai storage sites
within the next ten years. A coordinated
redevelopment of both sites could
create an anchor in this area that would
draw people down the Avenue and
strengthen the small commercial area at
Monroe Avenue. Mixed-use, including
residential or office uses, with ground
floor retail, is appropriate in this location
and compatible with its residential and
commercial neighbors. Figure 4.9 shows
a simple approach for improving the
sites on an interim basis.

e 1503 Mt. Vernon Avenue

This site is a an undeveloped lot located
immediately adjacent to the shopping
center at the southeastern corner of

Mt. Vernon and Monroe Avenues. It is
currently used as the display area for the
Eclectic Nature Garden Center, which
began operating in 2004. While it is
unlikely, given the recent investment in
the property, that any change in use will
occur in the near term, any future infill
development should include ground
floor retail uses. In order to maintain a
streetwall in this block, vehicular access
to the property should be provided from
a side street or an access easement with
an adjacent property rather than directly
from Mt. Vernon Avenue.

* Verizon Building,
301 Alexandria Avenue

Located along the west side of Avenue, at
the corner of Alexandria and Mt. Vernon
Avenues is the telephone switching station
owned by Verizon. Although Verizon has
no plans at present to vacate the building,
as communications technology changes
and evolves, this station may be rendered
obsolete. If that occurs, it is recommended
that the building, if retained, or the
property be used for residences, provided
adequate provisions for parking are made
without impact on the adjoining neighbor-
hood. A residential use is compatible with
existing residential neighborhood.

« Giant and CVS sites, 415 and 425
Monroe Avenue

As previously discussed, the community
strongly desires to retain the grocery
store and pharmacy in this location.

In the short-term, measures should be
taken to identify ways for the current
tenants to continue to operate on the
sites. However, given the relatively small
footprint of the Giant store (much smaller
than most modern supermarkets), and
competition from new, large or specialty
grocery stores, it is likely that market
conditions will dictate whether the uses
remain in operation. To guide future
redevelopment of these sites, a coordi-
nated redevelopment of both parcels is
envisioned, with grocery and drug store
uses accommodated on-site.

1503 Mt. Vernon Avenue
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Affordable Housing
Apartment Building

Affordable Housing
as a second story above retail
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4.4 Affordable Housing
Guiding Principles

Preserve and protect existing

residential areas

* Protect existing affordable housing
opportunities

Encourage and support

mixed-use development

* Create new affordable housing
opportunities

A two-pronged strategy is recommended
along Mt. Vernon Avenue to,ensure

the provision of affordable housing.

The recommendations are d"esigned to
provide guidance to the development
community as to the City’s éoals for
affordable housing both citywide and on
Mt. Vernon Avenue, and to encourage the
development of new affordable housing
units on Mt. Vernon Avenue.

As previously discussed, retail is the most
beneficial ground floor use on Mt. Vernon
Avenue to reinforce and strengthen the
commercial areas. As opportunities for
infill or new development occur, new
affordable housing is encouraged and
should be provided on the floors above
the ground floor. Residential uses at street
level may be appropriate on Mt. Vernon
Avenue north of Uhler Avenue and south
of Nelson Avenue. On-site affordable
housing is the most desirable condition

“as it helps to provide housing for a wider

variety of people. However, there may be
cases where it is not feasible to provide on-
site affordable housing. In those instances,
the developer should contribute to the
City’s Housing Trust Fund as set forth in
the Affordable Housing Policy.

THE MOUNT VERNON AVENUE BUSINESS AREA PLAN
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For the two larger properties where

future redevelopment is desired or likely,
specifically the “Triangle Site,” and the
Giant/CVS site on Monroe Avenue, new
on-site affordable housing units should be
provided. New Coordinated Development
Districts (CDDs) for those properties
would require the developer to provide
on-site affordable housing units in accor-
dance with the affordable housing policies
in effect at the time, but no fewer than 10%
of the units should be affordable.

The Plan recommends encouraging new
home ownership opportunities and
resident participation in the homeowner-
ship programs sponsored by the City, to
minimize the number of people that are
priced out of the market over time.

An important part of this affordable
housing strategy is educating residents
and the development community about
the need for affordable housing in the
City, the City’s Affordable Housing Policy
guidelines, and the types of funding
available to provide affordable housing.
The Plan recognizes and supports the
ongoing programs and homeownership
fairs offered by the Office of Housing and
encourages all community stakeholders
to actively participate in the efforts to
expand awareness of and support for
affordable housing.




' 4.5 Historic Preservation

Guiding Principles

Celebrate the “Town of Potomac

Historic District”

e Protect and enhance the corridor’s
visual appeal through streetscape and
fagade improvements

¢ Define and enhance the unique
community identity through interpre-
tive graphics

Preserve the existing historic scale

and character

« Allow for appropriate infill develop-
ment and redevelop incompatible
buildings

o Implement standards and guidelines to
ensure quality development that reflects
the scale of existing historic structures

The Mt. Vernon Avenue Plan seeks to
strengthen the existing historic district,
especially the commercial buildings
located along Mt. Vernon Avenue, by
encouraging the retention of the contrib-
uting buildings through reuse and appro-
priate renovations or new construction.
The Plan also includes design guidelines
for infill development in the Historic Core
area that complement the existing mass
and scale of these buildings.

There are numerous architectural styles
prevalent in the Town of Potomac
Historic District. The Town'’s commer-
cial buildings include examples of Art
Deco and Moderne architecture as well
as many vernacular two-story brick
commercial buildings built with second
floor apartments. The architectural
styles of the town’s residences include
foursquare, bungalows, and modified
Queen Anne style.

In the early 1990s, a survey of over 900

properties in the Town of Potomac area
was conducted and an application was

submitted nominating the area for

inclusion on the National Register of
Histolic Places. Close to 700 of the build-
ings surveyed were deemed to be contrib-
uting structures, i.e., those structures
whose original features are still intact and
that contribute positively to retention of
the character of the historic fabric.

In 1992, the Town of Potomac was offi-
cially entered into the National Register
of Historic Places.

The Plan recommends the following
strategies to strengthen and improve the
historic district:

« Update the National Historic Register
to designate certain previously
noncontributing structures as
contributing buildings within the
historic district

Twelve years have passed since the City’s
nomination for designation of buildings
to the National Register. Three buildings
that did not meet the National Register
age threshold (i.e., at least 50 years of age
at the time of the nomination) could not
be included in the nomination as contrib-
uting structures at the time, but are of
sufficient age and architectural merit to
be designated as contributing structures
today. The Plan recommends amending
the designation of the following buildings
from noncontributing to contributing;:
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Figure 4.10
Contributing
Structures (Pink)
Potentially
Contributing
Structures (Orange)
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Figure 411 Post Office Building

1. Post Office building, 1908 Mt. Vernon
Avenue; A.F. & A.M. Lodge Building,
dedicated 1946 (cornerstone)
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